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BEVERLY, MASSACHUSETTS
HOUSING NEEDS ASSESSMENT

1. EXECUTIVE SUMMARY

The City of Beverly has made significant progress in providing affordable housing opportunities for its

NBAARSY(Gas y26

gStt LI ad GKS -doilnd doGs@gtock & ALBMAR 6 A f A

of May 23, 2016 Despite this level of affdability, City officials and other housing stakeholders
recognizethat additional housing is needed to address still unmet community housing needs. These
officials have also identifiesome notable shifts in the local housing dynamic. For example,rgusi
priceshave beerincreasingand are now close to surpassing pezession levelghus widening the gap
between housing prices and what residents can afford. Widening affordability gappascaused many
householddo pay far too much of their incomen housing costs, whether it be for rental or

homeownership.

A HUD report based on censu
estimates suggests that about
35% of all Beverly household
were spending too much on
their housing including almost
17% spending more than hal
of their income on housing
costs.  The report further
suggested that there were
5,715 households (37% of a
households) earning at or
below 80% of area median
income (up to $73,050 for ¢
household of 4) with 68%
spending more than 30% o
their income on housing am
40% spending more than hal
of their income on housing

costs.

There hasalsobeen a significant resurgence of developer interest in
residential developmentparticularly in or near th®owntown While
this new investmentcan certainly be viewed as agtive sign of

S @ S ptdwinge&onomic health and a strengthening housing
market, it alsssuggests &eightenedneed toproactively guide new
development to appropriate locatiorendtarget populations.

The Cityhastherefore embarked on a process to prepare a
Community Housing Plahat will document current angrrowing
priority housing needsassess current housing regulations and
partnershipsand identifynew or modifiedstrategies to address
unmet housingheeds,alsoreconmending how the City can
strategically invest its local resourdesits future housing agenddhe
establishment of an Affordable Housing Trusit assist the City in
managing the implementation of this new Housing Plan in
coordination with other City deartments, boards and committees as
well as other important housing stakeholders such as the Beverly
Housing Authoritypon-profit housing developers and services
providers, and for profit development companies.

This Housing Needs Assessmeninajor compnent of theCommunityHousing Plampresensan
overview of demographjeeconomicand housing characteristics and trends for tBigy of Beverlyand
also provideshe context within which a responsive set of strategiasbe developed to address
identified housing needs and mekbusingproduction goals.

1.1  Summary of Significant DemographiEconomiand Housing Characteristics and

Trends

Tables 1 and 2in Appendix3 summarize demographieconomicand housingharacteristics iflBeverly
and compares this information to that of Essex County and the btated on the 2018ensus figures
and 204 census estimates fromthe ®{ ® / Sy aAmerican @diEBriudEOSUrvéxCS) This
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information, as well as other da from Sectios 3 and 4 indicatesthe following notablecommunity

trends:

Demographic TrendsRelatively stable population of about 40,000 residents with significant
projected demographic shifts to fewer children, more alder adults and increasimgnbers of
smaller, nonfamily households.

1

P FOGSNI P YF22N) ANRPGUGK aLJzNII 60SdsSSy mopnn | yR
L2 Lddzf | GA2Y
remained fairly flathovering close to40,000residents over the pasew decadesand
Metropolitan Area Planning Council (MAPC) projections suggest lifioitiect growth.

relatively stable with some limited declinés indicated in Figure-1, Bever\Q a

Figure 11: Population Growth, 1940 to 2010
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An increasingly agingl T  The population is losing younger residents gaining

population and more single
person households suggest th
growing need for smaller
housing units. An expanding
senior population will also
require more supportive servicej
to remain independent such ag
those provided by the Council of
Aging as well as assistance witf
home maintenance needs.

older onesBeverlyhas proportionatelffewer children than
the county and stateandasomewhat larger percentages of
older adultsdespite a comparable mediaageof 40.4 years.

1  Population projectiondrom the Metropolitan Area
Planning Council (MAPGuggest even further declines of
children and increasei those 65 years of age or older
from 14.6% of all residents in 2010 t0228% by 2030 or by

3,736 residents

There was a 46% growth in the 18 to 24 age range between 2000 andl2@ly a
consequence of increasing college enrollments.

Very little racial diversitgs mnority residents represerid only 5.8% of thecityQa LJ2 Lidzf |

2014 compared to about@% for the county and state.

Beverly Housing Needs Assessment
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1 Growth in the number of households has been substantially higher than overall population
growth.2 KAt S . S@SNI & Q a5.7upenidzn 1990\ ahd/2013 Nite percéntage of
households increased by 7.6%.

9 Family households decreasiedm 67%of all householdn
1990 to 58.4% by 2014, lower th&6.7% and 63.6% for the county
that the number of | @nd state, res_pectiverThe trend towaro_ls fewer familie_s and
households will increase by More norfamily householdsis more typically the norm in more
another 12.4% between| affluent communities, such @&everly which are also experiencing
2010 and 2030, more thar| increases in older adults.
double the projected 5.8%
population increase. This iy § Trend towards smaller householde average household size
due to projected increases if| - decreased from 28to 2.35 personshetween 1990 and 204, in
smaller families and non | jine with expected trends towards more O KANIRS ¢ |-y R & OK
family households, largelyl v a¢ | 5 & 5 « A .
. . RSt I € SR andé&spexidlly ikctedses in empty nesters.

driven by an aging .
population. Beverly has more singlgerson householdspread across all ages

at 31.4% of all households in 2014 compared to 27.7% for the

county and 28.8% for the state.

MAPC projections indicate

Economic Trend$ising income levels but also increasing income disparities, includimme
growth in poverty.

1 Somewhat higheincome levelss the 2014 median household income was $73,980 in Beverly
compared to $68,77&nd $67,846 for the county and state, respectiveBn the other hand,
BeverflDa Y SRAIl Yy K2 dza §ds dieRin doyiparisan$o mos$ & i heighbors
including $77,404 in Danvers, $108,558 in Hamilton, $89,185 in Essex, $89,313 in Manchester,
and $116,865 for Wenham, however it was significantly higher than $59,044 in Salem and
$60,229 in Gloucester.

1 An estimated 37%f all houséolds are earning at or below 80% of matincomefor the
Boston areawhich includes Beverly, and thus based on income alone could potentially be
eligible for government housing assistance.

1 Significant income disparities ae-third of renters earned within $25,000 in 2014, more than
three times the percentage of homemers in this income range. On the other hand, more than
half of the homeowners earned more than $100,000 compared to only about 11% of renters.
The disparity of incomes from renters and homeowners is also reflected in median income levels
of $37,872 an®103,098 respectivelyMoreover, while the median income for owners
increased by 53% between 2000 and 2014, it increased by only 7.5% for renters.

lincludes individuals and unrelated household members, referred to by the U.S. Census Bureau as nonfamily
households.
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While the overall communithhas becomencreasingly more

affluent over the past several decadegth those earning

levels of renters makes it veny more than $100,QOO increasing from 7.1% in 1989 tc_) 36% by

challenging for these| 2014.there remains a very vulnerable populatiovimg in

households to qualify for ever| Beverlywith limited financial means. In 2@118.8% of all

affordable housing when it is| households earned less than $25,000lya bit lower than

targeted to those earning up| 19.5% for the county and 20% for the state.

to 80% of area median incomg

or to $51,150 for a single| ¢ Some increasan poverty Poverty, while comparably

person  household ~ and o to county and statéevels of 11.3% and 11.6%,

$65,750for those with three | osnectively, has fluctuated significantly over the past several

persons. decades but in general has grofwvom 6.4% in 1989 to 8.6% by
2014, involving 3,472 residents

The relatively lower income

Housing TrendsThere has been a slowdown of housing growth wglome remaining
affordability in the private housing market, threatened by rising pricaad a significant
recent upsurge in development

1 Very limited recenhhousing growthat 3.1% between 2000 and 2@lless than half thg.2% rate
for Essex County arti4% statewideHowever relatively recent developer interest is poised to
boost the housing supply considerably, including the integration of some housing affordability
0S0lFdzasS 2F (GKS /AileQa AyOfdzaAA2yYy I NE T 2yAy3 2NJ

Figure 12: Distribution of Units Per T Fairly comparable level of

owner-occupancyat 61% of all units
Structure, 2014
as opposed to 63% and 62% the
17% county and state, respectively

m 1-detached

= 1-attached )l Somewhat highemulti-family

housingwith about 35% of all

5% [

53%2 .SPSNI&Qa dzyAda Ay &fd
9%' m3to4 (3) or more unitsaas opposed to about
/ m5t09 31% levels fortte county and state.
10% 10+ .
02% Somewhat highesingle

family house prices.To afford

the $385,000 median house
price, a household would have to earn approximately $98,500 with 5% down, and about
$79,750 witha 20% down payment. The median condo price $235,000 as of the
end of 2015, requiring an income of approximately $66,500 with 5% down and $57,400
with the 20% down paymeri.

2The federal poverty levels for 2016 were $11,880 for a single individual and $20,160 for a family of three (3).

3 Figures based on intest of 4.0%, 3@ear term, annual property tax rate of $14.39 per thousand, insurance costs of
$6 per thousand for singteamily and twefamily homes and $4 per thousand for condos, and estimated monthly
condo fees of $250. Figures do not include undeimgifor PrivateMortgage Insurance (PMI) in calculations

involving the 20% down payment but include PMI in the 95% options based on 0.3125% of the mortgage amount.
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Thelowestinternet rental listing for
a two-bedroom apartment was
$1,300 in May 2016. This rent woul
require an incomeof about $59,000,
assuming $175 in monthly utility
bills and housing expenses of n
more than 30% of household
income. This means that the media
income earning renter household
($37,872), who can afford a rent o
about $772, faces a monthly
affordability gap of more than $800.
Landlords also often require firsf
FyR €1 aid Y grghiiphuSa
security deposit that often adds to

this affordability gap.

1 The median rent of $1,068 in 2014 is relatively
comparable to those of the county and state atGii3

and $1,088, respectivelyt is also important to note that
the census count includes 1,910 subsidized units,
representing about 30% of all rental units in Beverly, thus
making the median rent level appear more affordable
than it really is.

1 The afbrdability gap for singkéamily homes was
$88,00Q based on the difference between what a median
income household could afford of $297,000 (for an
average household of three and 95% financing) and the
median house price of $385,000. The gap decreased to
$50,000 based on 80% financing and the ability to afford
the upfront cash requirements for the down payment and
closing costs of at least $70,000, something most-first
time homebuyers are typically challenged to provide.

1 The affordability gap for thosearning at 80% of area median incorf$#§5,750 for a household

of three for exampleWwidens to about $121,50@he difference between the median priced
singlefamily home of $385,000 and what a thrperson household earning at this income level
can afford or $263,500 based on 95% financing. The gap decreases to $87,000 with 80%
financing but once again the purchaser must have the upfront cash of approximately $65,000
available whicleffectivelyadds to the affordability gap.

There is currently no affoadbility gap for condoas a median income earning household can
afford the median condo price of $235,000 under both the 80% and 95% financing options.
There is a small $18,000 gap however in the 95% financing example for those households
earning at or blow 80% AMWhere a household earning at this limit could afford no more than

$217,000.

¢KSNE Aa az2vys

AAIYATAOL Vi

| & TeeNdRre 39Bsindlel @ Ay

family homes and 775 condos affordable to those earning at or below 8@ area median
income (AMI) for a total of 1,271 units or 12.9% of all these units. More than half of the condos
were affordable to those within this income range. It is likely however, that many of these units
are small and/or in relatively poor coitidn.

Beverly Housing Needs Assessment
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9 High housing cost burdeng special report from the
U.S. Department of Housing and Urban Developme
(HUD)suggests that about 35% of all Beverly
households were spending too much on their housir]
including almost 17% spending more than half of thq
income on housing costs.

Table 31 summarizes this HUD report by indicating
how many have cost burderispending more than
30% of income on housing cogtEvere cosburdens

6ALISYRAYI Y2NB GKIy KI ¢

More than oneli KA NR 2 F
households are spending too muc
on their housing, including 560
households earning between 809
and 100% of area median incomi
and another 1,000 household;
earning above median income ol
$98,100 for gour-person household.
Still those with the most severe cos
burdens are clustered in the lowe|
income ranges.

costs) by tenure, income range, and type of

7 7

household.

Table 11: Cost Burdens by Tenure, Income and Type of Households
Type of < 30%AMI | 30-50% | 50-80% 80-100% | >100% Total
Houshold AMI AMI AMI AMI
Renters
Elderly 55/205 110/95 85/0 0/0 10/0 335/395
Small Family | 130/300 165/80 125/25 55/0 0/0 400/310
Large Family | 0-35 0/0 0/0 20/0 0/0 20/35
Other 45/565 70/45 160/0 100/0 0/0 375/610
Total Renters | 230/1,105 | 345/220 370/25 175/0 10/0 1,130/1,350
Owners
Elderly 105/200 160/55 90/85 40/45 90/15 485/400
Small Family | 0/145 35/60 145/95 170/30 425/100 775/430
Large Family | 10/0 10/35 20/0 0/10 160/0 200/45
Other 10/105 10/65 35/85 35/55 185/15 275/1,200
Total Owners | 125/450 215/215 290/265 245/140 860/130 1,735/1,200
Total 355/1,555 | 560/435 660/290 420/140 870/130 2,865/2,550

Source: U. S. Department of Housing and Urban Development (HUD), SOCDS CHASADataicandCommunity

Survey, 2012 (the latest report available). ** First number is the number of households paying between 30% and 50%
of their income on housing (with cost burdehtf)e seconchumber includes those paying more than half of their

income on housing expenses (with severe cost burdens). Small families have four (4) or fewer family members while
larger families include five (5) or more members. Elderly are 62 years of age ordltet. K SNE NBy i
non-elderly and norfamily householdlargely single individusinder age 62

NOTE: This HUD report uses Median Family Income (MFI) which is the equivalent to Area Median IncontedAMI)

is used throughout this documefdr consistency

SNBE 2NJ

This data demonstrates that many residents in Beverly are struggling to pay for their housing
while prices continue to rise. The numbers of those paying more than half of their income on
housing is particularly concerning for thosarning at or below 30% AMI, involving 61% of all

those with severe cost burdeng\ more detailed summary is included in Tabi2(b

1.2 Summary ofHousing Needs

Given the substantial numbers of residents who are paying too much for their housin@psd g
between theincomesand market valueof existing housing, there is a pressing need to produce more
subsidized housing units Beverly One of he major obstacleto meeting these underserved needs is
the gap between the level of need and the resources available, which is further exacerbated by
increasing housing prices in tandem wiithited local,state and federal subsidie

Beverly Housing Needs Assessment
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TheCityneeds tocontinueto work with public and private sector stakeholders to devise and implement
strategies that preservand improve existing housirand produce additional community housing
options. It should be noted that specific strategies and production goals to meet priegtysrwill be
detailed in the strategic Housing Plan that will incorporate this Housing Needs Assessment.

Based on input from a wide variety of sources including census data, market information, interviews
with local and regional stakeholdergommunity input (including a public forum and Community
Housing Survey)s well as prioplanning efforts, the followinghousing needs have been identified:

Rental housingheeds

Both rental and ownership housing are needed to encourage a mix of housing types in response to
diverse housing needs. There is however a more pressing need for rental units for those with lower
LJeAy3a 220az Ylye AY
service economy, who are
enmuntering serious difficulty finding
housing thatis affordablein Beverly
Because state housing subsidy funds
are almost exclusively directed to
rental housing and because ti@ity
places the highest priority on

.. meeting the housing needs of its
most fimancially vulnerable citizens,
this Housing Needs Assessment
identifies the creation of new rental
units asparticularly compellingor
seniors nonelderly individualsand

- families

Calculations in Table &f Appendix 5estimate that there is a shortag of 2,480 rental units based on
the numbers of those who are spending too much for their housingluding 1,350 renter households
who are spending more than half of their income on housing. These severely cost burdened renter
households include 395 séors, 345 families and 610 neelderly single individuals.

It is interesting to note, and maybe somewhat surprising, that the highest number of those
renter households earning at or below 80% AMI with cost burdens are singlelderly
individuals, comprising 690 residents or 69% of all such households.

The ned for more subsidized housing is also indicated in the long waits for public housing units,
as long as 5 years for seniors in statpported housing, 2 years in federallynded units; as
well as at least 2 years for families.

New ownershipopportunities

Efforts to provide starter homes for firsime homebuyers whare priced out oBeverfQa K2 dza A y 3
market should be promotedAlso providing more appropriate housing for empty nesters will better

match seniors to their current lifestyles, dsla more seniors to remain independent in less isolated
settings, and open up larger homes to families.

Beverly Housing Needs Assessment Page7



Many homeowners are also struggling financially. For example, 1,200 homeowners were spending
more than half their income on housing, including 400 sens, 475 families and 325 neelderly single
individuals.

Integrate handicappedaccessibility and supportive services into new development

Handicapped accessibility and supportive servi€@suncil on Aging programs that includehiome
support, transportation, social activitieassisted living optiongtc. as well as programs to help with
home maintenance need#) help seniors remain independent in their own honst®uld be integrated
in at least 10% of the new units that are creatékhis is particularly important in light of an increasing
population of older adults as the baby boomers age.

Provide resources to improve substandar \ Q QE' (LS i i
housing ‘ pr
. 80K daS nm: 2F .80 .l |
was built before World War Il and a total o | s

82% were built prior to 1980, many units A . ST | e i B

arelikely to have deferred maintenance £
needs, including the presence of lead pai : ‘
that can be hazardous to children, as well Rl
as other health and safety problems. : N : '
Programstat provide lowcost financing B
for necessary home improvemerasid
emergency repairwill help stabilize
households while improving housing and E
neighborhood conditions. TN

Based on a confluence of community trendgcludingan increasingly aging population,
growingpoverty, rising housing costs, and higiost burdens, many Beverly residents are
struggling to make ends meet and remain in the community.should be recognized that

other costs besides housingisodeeply impact Beverly residents and their quigl of life.
Certainly health and transportation costs are major cost items and an unexpected car repair
bill or major health problem can push financially vulnerable residents towards homelessness.

The forthcoming CommunityHousing Plarwill provide specific strategies to help Beverly
residents along a wide range of incomes with their housing nedattter stabilizing them
financially whilealsoimproving. S @ S tidvi@taa and neighborhoods.
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2. INTRODUCTION

2.1  Background and Purpose

Thehistoric Cityof Beverlyis locatedn relatively easy access to Boston through commuter railRmate

128 Itisbordered byDanverson thewest, Wenham on the north and east, Manchester also on the east,

and Beverly Harbor and the Danvers River onsingth. The city has experiencedbstantialshifts over

the years, transitioning éfim a major manufacturing centéo a more diversified economic base of

industries with rich educational, medical and cultural institutionsS NIi F Ayt & . SOSNI e Qa K
development can be traced through changes in the housing stock, moving from workers housing in and
closerto the Downtown, to older singlefamily homes in those neighborhoods ringing the central core,

and then to more suburban housing development in the corgidul @ Q& 2 dzG SNJ NAy 3 @

The City prepared a Housing Plan in 288%art of its Executive Order 418 Community Development
Plan which is now well out of date given major changes in housing market conditions, the regulatory
framework, as well as regional devploent patterns. This Housinfjleeds Assessment is a major
component of theforthcoming CommunityHousingPlanthat will enable the City to revisfrior planning
under the context of the current housing dynanildie Plan wilprovide a roadmap for policies, projects,
initiatives, and regulatory changes that will h&pverlycreateadditionalhousing opportunitiegor a
broad range of incomes and halwldtypes

Ly FRRAGAZ2Y (2 &adzNLJ &a Ay HoldjiHe Sousin@lanw &so builden rederit F 2 NF
City accomplishments with respect tommunityhousing including:

1 Inclusionary Zoning
The City adopted inclusionary zoning provisions in 2007 that requires at least 12% of
units in projects of 10 or morenits to be affordable and eligible for inclusion in the
/] AleQa {dzoaARAT SR | 2dzaAy 3 LiAeS gfacludlBnitso { | L0 2 NJ
towards other housing initiatives. Tée provisions have resulted @9 affordable
housing unitandover $50,000in anticipatedpayments? Theprojects include
32 affordable units at Pleasant Street, which is the Veterans Hoisiogingd O NS R A (i
dzyAdaé¢ GKFEG NS ftt26SR dzyRSNJ GKS LyOf dzAA2y |
details). The total also includdsiew affordable unitshrough the redevelopment of
the McKay Schogihe rendering of whih isshown below as well a0 forthcoming
unitsin other developments

.m&.@ﬂlm -‘ j |

ﬁ ﬂ_jﬁl i 1 "

T Community Preservation Act (CPA)
The City also adopted the Community Preservation Act (QiF8)ant to MGIChapter 44Bhat
enables the City to charge a small surcharge on property taxes for projects related to open space

Beverly Housing Needs Assessment Paged



1

2.2

preservation, recreation, historic preservation and affordable housing. Matching funding from
the state enable the City to augment its Community Preaton Fund. About $200,000 has thus
far been allocated in support of affordable housing.

Affordable Housing Trust

The City is in the process of establishingumnicipal Affordable Housing Trust pursuant to MGL

Chapter 44, Section 53fat will managednding from the paymergtthat have accumulated

FNRY (GKS /AdeQa AyOtdzaAz2ylINE T2yAy3a 2NRAYIl yO!
Trust can also be instrumental in coordinating the implementation ofGbenmunity Housing

Plan

Smart Growth Zing

The City has recently enacted zoning to better promote mixed uses and toaresited
development in itowntownthrough the zoning ofhe Central Business District and Depot
Parking Overlay Districthe City has also been going through a planpiogess to redevelop an
industrial area along the Bass River, encouraging mixed uses.

HousingGoals andPrinciples

In 2002 the City completed a Master Plan that articulae@A a A 2y FT2NJ . SOSNI 2 Qa 7T dz
10gquiding principles to helpupport this vision. Four of these principles have some relevance to housing

and include:

T wSO023ayAl S IyR SyKIyO0S GKS /AGeQa Odz GdzNI t |y
identity, respect the past, and enrich the present;

1 PraSOG G Knfaring dnd waediront resources while providing expanded public access by
promoting new nmxed-use development and waterside recreational facilities;

1 Maintain a diverse population within vital and distinct neighborhoods by providing the needed
housing ancamenities that recognize the unique conditions and requirements of each
neighborhoal; and

1 Maintain and promote a vibrardowntownthat is business and people friendly, and provides a

distinctive, high quality atmosphere and destination point.

These principles werirther R2 LJASR | a LI NI 2F GKS /AGeQa [/ 2YYdz
created unde Executive Order 418 in 200&nd are also incorporated in this Housing Needs Assessment
with the following housinggoals b further promote housimy diversity sustainability andhoice:

)l

)l
)l
)l

Provide housing opportunities to address the broad range of local housing needs across incomes
and household types;

Leverage local housing resources to the greatest extent possible;

Maximizeenergy efficiencyandother sustainability measures

Promote homemaodifications for people with disabilitiée new housing development and
redevelopment projects

Lyadz2NB G(GKF{G K2dzZAaAy3d RSaAIy NipbieshéghBorhnab&k S / A G & ¢
apped;

Promotefair and equal access to housing including effortsttap discriminationand spread

affordable housing opportunities to neighborhoods across the; Gityl
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1 Encourage ew housing development targeted in areas well served by public transportation
thereby reducimg reliance on single occupancy vehicles and associated costs.

2.3  What is Affordable Housing?

Affordable housingsometimes referred to as subsidized housing or community housiggnerally
defined by the income of the household in comparison to housing costs. For example, the federal
government identifies units as affordablesihousehold is paying no more th80% ofits income on
housing, whether for ownership or rentalf households are paying more thanigithreshold, they are
described as experiencing housing affordability problems or cost burdens; and if they are paying 50% or
more for housing, they have severe housiogt burdens A detailed analysis of affordabilisyincluded
in Section % and Appendix5 of this HousindNeeds Assessment

Boston-Cambridge-Quincy, MA-NH CBA

Grafton | carroll
- ':' Legend
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Source of Report: Competitive Bidding Implementation Contractor (CBIC)
Run Date: 7/18/2011

Affordable housing is also defined
according to its availability to households
at percentages of median income for the
area, and most housing subsidy programs
are targeted to articular income ranges
depending upon programmatic goals.
Extremely lowincome housing is directed
to those earning at or below 30% of area
median income (AMI) as defineshnually
by the U.S. Department of Housing and
Urban Development (382550 for a family

of three for the Boston area) and very lew
income is defined as households earning
between 31% and 50%MI ($44,150for a
family of three). Lowincome generally
refers to the range between 51% and 80%
AMI ($65,750for a family of three). A
summary of income limits is included in
Table 21. Beverly is part of the Boston,
MA-NH Metro Area that includes a
considerable number of communities in
the Greater Boston area, including New
Hampshire.This map shows its extensive
area.

In general, programthat subsidize rental unitare typicallytargeted to households earnirgelow50%
or 60% AMI with some lower income requirements at the 30% AMI level that have been further

supported by eme gate programs Firsttime homebuyer projet a

YR GKS aidl dsSQa

Comprehensive Permit Program typically apply income limits o6 @9%AMI. Income limits under the

Community Preservation Act (CPA) are up to 100% AMI ($88,290 for a family of three). Some further
thresholdsrefer to worlforce units as those targeted to those earning up to 120% AMI ($105,948 for a

household of threejor examplebut still priced out ofa good portion othe local housing market.
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Table 21: HUD Income Limits for the BosteBambridgeQuincy, MA-NH HUCMetropolitan Area, 2016

# Persons il 30% AMI | 50% AMI | 80% AMI | 100% AMI| 120% AMI
Household * *x

1 $20,650 $34,350 $51,150 $68,670 $82,404

2 23,600 39,250 58,450 78,480 94,176

3 26,550 44,150 65,750 88,290 105,948

4 29,450 49,050 73,050 98,100 117,720

5 31,850 53,000 78,900 105,948 127,138

6 34,200 56,900 84,750 113,796 136,555

7 36,730 60,850 90,600 121,644 145,973
8+ 40,890 64,750 96,450 129,492 155,390

Source: U.S. Department of Housing and Urban Development (HUD), effective March 28, 2016.
*Figures provided by the Community Preservation Coalition
*Based on 1.2% of 100% figures.

Acommon definition of affordable housing relates to the Chapter 40B comprehensive permit program.
The state established legislation for promoting affordable ogisinder the Massachusetts
Comprehensive Permit Law (Massachusetts General Laws Chaptér BoiB)egislation allows

developers to override local zoning if the project meets certain requirements, the municipality has less
than 10% of its yearound howsing stock defined as affordable in its Subsidized Housing Inventory (SHI),
or housing production goalnd other statutory requirements amgot met. Specifically, all SHI units must
meet the following criteria:

1. Subsidized by an eligible state or fedgyedgram.

2. Atleast 25% of the units must be affordable to those earning at or below 80% AMI or 20% must
be affordable to those earning at or below 50% AMI.

3. Subject to a longerm deed restriction limiting occupancy to income eligible households for a
specified period of time (at least 30 years or longer for newly created affordable units, and at
least 15 years for rehabilitated units).

4. Subject to an Affirmative Fair Housing Marketing Plan.

Of the 16,522 yearround housing units iBeverly 1,947or 11.78% meet the Chapter 40B requirements
and thus have been determined to be affordable by the Commonwealth of Massachusetts asthart of
SHI. This means that theify is not susceptible to zoning overridiegcomprehensive permit
applications that areleterminedto beinappropriate and d not meetlocal needs. Nevertheless,
Chapter 40B can be an effective permitting tool and I@en used in communities that are also beyond
the 10% affordability threshold.

4The U.S. Department of Housing and Urban Development (HUD) in8adedyas part ofthe Boston

Metropolitan Statistical Area. The 20ihcome limits show some decreases in incomes in the 30% and 50% AMI
levels and increases in the 80% AMI level.

5 Chapter 774 of the Acts of 1969 established the Massachusetts Comprehensive Permit Law (Massachusetts
General Laws Chapter 40B) to facilitate the developmeaffofdable housing for lonand moderateincome
households (defined as any housing subsidizgthe federal or state government under any program to assist in
the construction of lowor moderateincome housing for those earning less than 80% of median income) by
permitting the state to override local zoning and other restrictions in communitlesrevless than 10% of the
yearround housing is subsidized for loand moderateincome households.
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3. DEMOGRAPHIC PROPILE

It is important to closely examirgemographiacharacteristicand trendsto understand the
composition of the population and how it relates to current and future housing nekdy.questions to

be addressed include the following:

1 What have been the histical growth trends in the community?

1 What are the ramifications of increases and decreases of various age groups in regard to
housing needs?

1 What are the variations in household size and types of households that suggest unmet or
greater housing needs?

These and other issues are discussed in the following section. In essence, major findings indicate that

for the pastseveraldecades the population hagown slowlyfrom 38,348 in 1970 to 40,370 by 2014
with declines in younger residents and significgains in older ones,savell as increases in smaller
householdsThe population is projected toontinue togrow verylittle. Howeverthose over 65 are
estimated togrow more rapidly, with aincrease from 14.6% of all residents in 2010 2082 by 2030,
representing a gain of 336 residents in this age category.

Information in the following sections is for the city as a whole, but Appehifigludes data on key
demographic characteristics for each of the 7 census tracts.

3.1 Population Growthg Relatively stable population since 9 with limited declines

Asindicatedin Table 31 and Figure 41, Beverl &

LJ2 Liktzedsed Subsftantially after World War I,

growing from 25,537 residents in 1940 to 36,108 by 1960, or by 41%. Afteptipatation growth has
been relatively flatThere were some fluctuations in total population with modest declines in the 1980s
and between 2000 and 2010.

Table 31: Population Change, 1930 to 201

Year | Total Population Change in Number Percentage Chargy
1930 25,086 -- --
1940 25,537 451 18
1950 28,884 3,347 13.1
1960 36,108 7,224 25.0
1970 38,348 2,240 6.2
1980 37,655 -693 -1.8
1990 38,195 540 1.4
2000 39,862 1,667 4.4
2010 39,502 -360 -0.9
2014 40,370 868 2.2

Source: U.S. Census Bure@ansus Summary File 1 and University of MassachusetthDemastitute State Data Centéor
GKS | ©o{ ® / Syadza . dzNB| dze¥aar Estfifate@0o v / 2 YYd

decennial counts. The 20&4timate is foY

2014.

61t should be noted that this Housing Needs Assessment includes the mistdgte data available. The decennial
census data is typically provided asithi R i+ NB¥f SO0 a
American Community Survey (ACS) is also shown for some data not covered by the decennial counts and fer more up
to-date information. Because the ACS is based on a sample, ifjéxto sampling error and variation.

F OlGdzl £ O2dzyiao ¢KS Y24ai
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Census estimates from the American Community Suf&&g)ndicate that the populatiomeached
40,370 by 2014. City census figures indicate a somewhat lower population total of 38,543 as of May
2016, but expect tistotal to increasesomewhatas more censsiinformation is returned from residents.

Population projections from the Metropolitan Area Planning Council (MAPC) estimate that the

population willbe 41,795by 2030,5.8% more than the 2010 census figurEhe State Data Center at the

' YAOPGSNEAGE 2F alaal OKdza Sia G aQ canpayabléindeSse oyt B50A ( dzi S L
residents by 2030.

3.2  Age Distribution¢ Decreasing younger population but growing numbers of older
residents

Table 32 presens @nsus dataon change in the distribution of agesom 1990 through 204, with the

following major demographic shifts:

1 Declining population of children
While the population of children under age 18 grew somewhat between 1990 and 2000, it then
declined by 14%hrough 2014 from 217% of the population td.8.4%. BeverlyPublic School
enrollment dataindicates some sizable fluctuations but a decrease idesits from 4,736
students in the 1992000 school year to 4,523 by 202816.The School District experienced a
slow uptick in growth since 20e809 however, largely attributed to seniors downsizing, with
FILYAEtASAE Y2Q0Ay3 Ay> o andmuiling renbvationieolts. / A 18 Q& y S

9 Increases in collegage residents
After a decrease ingung residents in the 18 to 2dge rangéetween 1990 and 2000, this
populationincreasedsignificantly by 46.4%through 2014.Some of this increase can be
exphined bygrowing enrollments in local colleges$-or example,he 2010 censuscounted
1,751 students living in college dormitories, up from 1,153 in 2@i0dents are living off
campus as well, further contributing the growth ofthis age group.

1 Young adults demonstrated3% decline in population
Younger adults in the family formation stage of their lives, the 25 ta@category, decreased
significantly during this period, dropping 12.26 of the population in 20Lfrom 18.6% in 190.

1 Decreases iryoungermiddle-age residents
Those in the 35 td4-age rangancreasedbetween 1990 and 2000 and then decreased after
that, from 13.6% of the population in 2000 to 12.2% in 2010 and 2014.

While the total population grew by| Substantial gowth in older middleage

5.7% during this period, the oldel population

middle-age population increased by Influenced by the aging dfie baby boom generatign

62%.  This demographic shift il those in the & to 64agerange increased frori8.7%

significant and will have ramifications| ;199010 29.3% by 204, or from 7,141 to 11,553

for housing needs and services over tf residents Additionally, his age group had the biggest

next couple of decades as thes| . hei . di hich | d

residerts continue to age. impacton t eincrease in median age, which increase
from 34.7 years in 1990 to 40.4 years by 2014.

7 MAPC projections reflect their Strong Region estimates that are detailed in Section 3.2.
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Table 32: Age Distribution, 199 to 204

Age Range 1990 2000 2010 2014
# % # % # % # %
Under 5 Years | 2,634 | 6.9 2,504 6.3 2,100 | 5.3 1,838 | 4.6
5¢17 Years 5,582 | 14.6 6,151 15.4 5,584 | 14.1 5,582 | 13.8
18¢ 24 Years | 4,009 | 10.5 3,586 9.0 4,838 | 12.2 5,249 | 13.0

25¢34 Years | 7,096 | 18.6 5,434 13.6 4,805 |12.2 4,909 | 12.2
35¢44 Years | 6,019 | 15.8 6,875 17.2 5003 | 12.6 5008 | 124
45¢54 Years | 3,697 | 9.7 5,779 14.5 6,184 | 15.7 6,090 | 15.1

55¢ 64 Years | 3,444 | 9.0 3,303 | 8.3 5,205 | 13.2 5,463 | 14.2
65¢ 74 Years | 3,167 | 8.3 2,867 |7.2 2,739 | 6.9 3,324 | 8.2
75¢84 Years | 1,885 | 4.9 2,314 |5.8 2,023 | 5.2 1,692 | 4.2
85+ Years 662 1.7 1,049 |26 1,021 | 2.6 1,215 | 3.0
Total 38,195 | 100.0 | 39,862 | 100.0 39,502 | 100.0 | 40,370 | 100.0
Under 18 8,216 | 21.5 8,655 | 21.7 7,684 | 19.5 7,420 | 18.4
Age 65+ 5,714 | 15.0 6,230 | 15.6 5,783 | 14.6 6,231 | 15.4
Median Age 34.7 years 38.3 years 40.1 years 40.4 years

Source:U.S. Census Bureau, 1990, 20@1tj 20102014 American Community SurvéyYear Estimates

1 Relative stabilityn the population 65 years or older
The percentagefahose 65 years of age and oldsais remainedat about 15% over the recent
decades with the number of residents increasing from 5,714 to 6,231 or by 9% while the overall
populationgrew by5.7% between 190 and 20%. Of particular note were thse age 8%r over
who almost doubled in number durintpesedecades.

Figure 32: Changes in Age Distribution: 1990 to 2014

7,096 6.875

6,23a31

M 1990 Census

m 2000 Census

m 2014 ACS

Oto4 5to 17 18to24 25t034 35t044 45to54 55t064 65 +
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Table 33 offers population projections by age category 2020 and2030, comparing these figures to

2010 census resultrepared by the Metropolitan Area Planning Council (MAB&)erfDa NB IA 2 y I §
planning agencythese projectiongestimatea populationgrowth rate of5.8% orby 2,293esidents by

2030 and ontinuing shifts in the age distribution. For example, those under the age of Ziyedicted

to decrease from 2.4% t020.8%of the total population represeaiting a 60% population lossof about
560residents.

The projections further suggest a net increase these projected population changes suggest the ne
of 805resdents in the 25 to 34 age range by | for housing alternatives to accommodate the increasin
2030, or by 16.8%Those in the 35 to 44 population of seniors, such as more handicappe(

range are projected to growsignificantly by accessibility, housing with supportive services, and un
28.3%, fom 5,003 t06,421residents between | without substantial maintenance demands
2010 and 2030, while those the 45 to 54 Additionally to maintain a diverse population, morg
age rangeare estimated to decrease by H%. affordable starter housing opportunities to attract
The population of older middiaged young adults, including young families, should b
residents in the 55 to 64 rangeare also promoted b.Oth as rentals and - firsime
. homeownership.
expected to declindy 16.8%.

As noted earlier those over 65 are estimatetb increase froml4.6%of all residentsin 2010 to 2.8%
by 203Q representing a gain d8,736residents in this age category.

Table 33: Age Distribution, 2010 Census and MAPC Projections for 2020 and 2030

Age Range 2010Census 2020 Projections | 2030 Projections
# % # % # %
Under 5 Years | 2,100 5.3 2,152 5.3 2,269 54
5¢19 Years 7,160 18.1 6,275 155 6,431 154
20¢ 24 Years 3,262 8.3 2,965 7.3 2,605 6.2
25¢ 34 Years 4,805 12.2 6,196 15.3 5,610 13.4
35¢ 44 Years 5,003 12.6 4,888 12.1 6,421 154
45¢ 54 Years 6,184 15.7 4,634 11.5 4,607 11.0
55¢ 64 Years 5,205 13.2 5,769 14.3 4,333 104
65¢ 74 Years 2,739 6.9 4,695 11.6 5,246 12.6
75¢ 84 Years 2,023 5.2 1,994 4.9 3,440 8.2
85+ Years 1,021 2.6 852 2.1 833 2.0
Total 39,502 100.0 40,420 100.0 41,795 100.0
Under 20 9,260 23.4 8,427 20.8 8,700 20.8
Age 65+ 5,783 14.6 7,541 18.7 9,519 22.8

Source: Metropolitan Area Planning Council (MAB&)uary 2014, Strong Region projections.

These projectedemographic shifts are further presented in Figur@, Zharting the trajectory of the

population shifts as predicted by MAPC based on its Strong Region calculations.
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Figure 33: Changes in Age Distribution: 2010 and Projections for 2020 and 2030
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m 2020 Projections 2,152 6,275 2,965 6,196 4,888 4,634 5,769 7,541
m 2030 Projections 2,269 6,431 2,605 5,610 6,421 4,607 4,333 9,519

These pojections are based oMAP@ @tong Regioa estimatesthat assume the followig:

1 The region will attract and retain more people, especially young adults, than it does today;
1 Younger households (born after 1980) will be more inclined toward urban living than their older
counterparts and less likely to choose to live in sisighaily

North Shore » ‘ homes; and - .
R F ke ‘ ‘ 1  Anincreasing share of older adults will choose to
(NSTF) 3

downsize from singktamily homes to apartments or
condominiums.

Ly O2YLI NRaz2ys> a!t/ |taz2z Ot Odz
projections that are based on the continuation of existing

rates of births, deaths, migration and housing occupancy.

These projections are also charted in Figu# 8omparing

projections forBeverlyto other regional urban centers the

state® the North ShoreTask Forc@and Metro Boston from

: 2010 to 2030. Estimates suggest thikat the other

categorles of place&everlywill experiencea small increasén total population, aelatively comparhle

loss of childrerunder 15 years of age aral lowerincrease in thosever 65 years of ageBecause the

total number of projected residents under the Status Quo projections 39,859 is less than the 2014

8 MAPChas categorized Beverly as a subregiambhn center in this particular report, characterized by an urban

scale downtown core surrounded by residential neighborhoods with a mix of housing. Other subregional urban
centers include Salem, Gloucester, and Peabody for example

9|n addition toBevety,a ! t / Q& b2NIK {K2NB ¢l a1 C2NOS | NBI AyOf dRRSz
Essex, Gloucester, Hamilton, Ipswich, Marblehead, Middleton, Nahant, Beverly, Rockport, Salem, Swampscott,
Topsfield and Wenham.
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census estimates of 40,370, itis likely thatth¢ G NPy 3 wSIA2Yy €
RSY23ANI LIKAO 3INRGGK

SOSNI e Qa

¢t KS

compared to5.8% for MAPC figures with a net increase of 2,002 residents. Like the MAPC estimates,
the State Data Center indicates that those under age 20 will comprise somewhat less than 21% of all

Figure 34: Population Change Comparison, 2010 to 2030
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projections, which suggesglatively comparablg@opulation growth 6 MAP@ @trong Regioh
projectionsas summarized in Table43 These estimatesmdicate a population growth rate of 5.1%

27

residents, down fron more than 23% in 2010. On the other end of the age range, the State Data Center

projects less of an increase in those age 65 or older at 21.3% as oppos2&ig &till projecting major

increases in older adults. The age cohorts in between demoessnhesimilarfluctuations with a

decrease in those between age 20 and 24, a modest increase in residents age 25 to 44, and notable

declines in the 45 to 64 age range.

Table 34: Age Distribution, 2010 Census and State Data Center Projections

2020 and2030
Age Range 2010 Census 2020 Projections | 2030 Projections
# % # % # %
Under 5 Years | 2,100 5.3 2,365 57 2,218 5.3
5¢ 19 Years 7,160 18.1 6,158 14.9 6,385 15.4
20¢ 24 Years 3,262 8.3 3,030 7.3 2,597 6.3
25¢ 34 Years 4,805 12.2 6,027 14.6 5,297 12.8
35¢ 44 Years 5,003 12.6 4,917 11.9 5777 13.9
45¢ 54 Years 6,184 15.7 4,802 11.6 4,678 11.3
55¢ 64 Years 5,205 13.2 5,995 14.5 4,598 11.1
65¢ 74 Years 2,739 6.9 4,852 11.7 5,362 12.9
75¢ 84 Years 2,023 5.2 2,063 5.0 2,384 5.7
85+ Years 1,021 2.6 1,118 2.7 1,106 2.7
Total 39,502 100.0 41,327 100.0 41,504 100.0
Under 20 9,260 23.4 8,523 20.6 8,603 20.7
Age 65+ 5,783 14.6 8,033 194 8,852 21.3
Source: University of Massachusetts, Donahue Institute, State Data Center.
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3.3  Racial Compositiolq Growing but limitedminority population

Table 35 presents data on the racial distribution of the populatiorBeverly Thecommunityhas had
very little racial diversity with about@% of the population describing themselvesvilsite in 1990,
down to 94.2% by 2014Asian and Black residents have more than doubled in number during this
period with the Latino or Hispanic population more than tripling.

Table 35: Racialnformation, 190to 2014
Population 1990 2000 2010 2014
Characteristics | # % # % # % # %
White Population* | 37,289| 97.6 | 38,257| 96.0 | 36,868 | 93.3 | 38,011| 94.2
Asian Population* | 388 1.0 511 1.3 | 686 1.7 858 2.1
Black Population *| 328 0.9 413 1.0 | 647 1.6 705 1.7
Those of 2 omore | - - 392 1.0 | 632 1.6 504 1.2

LatindHispanic 439 1.1 720 1.8 |1,397 | 35 1,405 | 3.5
of any race**
Source: U.S. Census Bureau, Census, 2080and 2010Summary File 3; 2@American Community
Surveys-Year Estimate2010-2014
* Includes only those of that race
** |_atino orHispanic of any race.

3.4  Household Compositio Increasing numbers admallerhouseholds

WhileBeverl & LJ2 Lddetv byf. Rasiice 1990he percentage of households increasedm§%
from 1990 through 20#. As shown in Table-8, the number ohouseholds increased fromdr96in

1990 to 15,850 and 15,92k 2010and 2014 respectively Famly householdsiecreased6.7%of all
households in 190 to0 58.4% by 2014The trend towards fewer families and more rtamily
householdg!®is the norm inmostcommunities particularly thosaevhich are also experiencing increases
in older adults

Reflecting moresmaller anchon-family householdsthe average household size decreased fron8 2o
2.35 personsbetween 1990 and 204, once again more in lingith expected trendsowards more

G OKRNIRS ¢ - RE 1GOKR énBéspexidlly incases in empty nesters as well as senior
Femaleheaded households with children, typically among the most financially vulnerable in any
community, have decresed over the years, from 873 such families in 1990 to 719 by dbkaverage
size of families has remained relatively the same, at 3.03 perdons.

While those living alone grew by 26.9% between 1990 and 2014, from 3,950 to 5,008 households, those
who were headed by someone 65 years of age or dabelrliving alongrew by only 9.8%, from 1,731

to 1,901 households during thigeriod. In comparison, D67 singleperson households were between

the ages of 15 and 54 with another 1,143 aged 55 to 64 years.

1%|ncludes individuals and unrelatedirsehold members, referred to by the U.S. Census Bureau afanuly

households.

1 The U.S. Census Bureau defines families as a householder and one or more persons living in the same household
who are related by birth, marriage, or adoption.
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Table 36: HouseholdCharacteristics, 199to 2014

Household 1990 2000 2010 2014
Type # % # % # % # %
Households 14,796 | 100.0 15,750 | 100.0 15,850 | 100.0 15,925 | 100.0
Familes* 9,884 66.8 9,907 62.9 9,566 60.4 9,301 58.4
Married Couple

Families* 7,812 52.8 7,890 50.1 7,380 46.6 7,288 45.8
FemaleHeaded

Familieswith 873 5.9 798 5.1 870 5.5 719 4.5
Children <18&

Non-families* | 4,912 33.2 5,843 37.1 6,284 39.6 6,624 41.6
Living Alone 3,950 26.7 4,703 29.9 4,960 31.3 5,008 31.4
Living Alone 65 1,731 11.7 1,793 114 1,876 11.8 1,901 11.9

Average

HouseholdSize| 2.48 persons 2.39 persons 2.33 persons 2.35 persons
Average Family

Size 3.04 persons 3.02 persons 2.96 persons 3.03 persons

Source: U.S. Census Bureau, Census, 2080and 2010Summary File 1; 20-2014 American Community
Surveys-Year Estimates Percent of all households

Table 37 examines the types of households by household size. Swegé®n households comprised a
substantial portion of the populatior§1.4% of all householdsy 2014, increasing from 29.9% in 2000
and Hgher than the 27.7% level for Essex County

There vere alsoincreases inwo-person householdggrowing from 5,104 households in 2000 to 5,746

by 2014, or from 32.4% to 36.1% of all householflbese tweperson households included family and
nonfamily households¢ KA & A& KAIKSNI (KIy (K Barghaudefiaidotiive f SOSf
(5) or more persons represented ordpout 6% of all households, dowabitfrom 7.8% in 2000 and

lower than9% for Essex Countgnce again reflective of the trend towardmaller households

MAPQprojections indicate that the number of households in Beverly will increase 8716y 2020 and
17.809by 2030, a 2.4% increase from 2010 asdbstantially higher than the 38 projected
population increase during this pedd? This is due to the significant projected increase in smaller
families and noffamily households, driven significantly by an aging population.

2 Based on MAPStrong Regioprojections. Under theirtstus Quoprojections the number of households would
increase to 17,02 by 2030 for &.7% rate of growttsince 201@ompared to &a.0% rate of population growth.
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Table 37: Types of Households by SiZ000 and 2010Census and 2 Estimates

Households 2000 2010 2014
g;ilzl'ype and % # % # %

Nonfamily |5,807 36.9 5,965 38.6 6,624 41.6
Households

1-person |4,699 29.9 4,845 313 5,008 314
2-persors |948 6.0 839 54 1,448 9.1
3-persors |98 0.6 157 1.0 59 0.4
4-persors |29 0.2 124 0.8 97 0.6
5-persors |9 0.06 0 0.0 12 0.07
6-persors |24 0.2 0 0.0 0 0.0
7+ persors |0 0.0 0 0.0 0 0.0
Family 9,929 63.1 9,504 61.5 9,301 58.4
Households

2-persors (4,156 26.4 4,330 28.0 4,298 27.0
3-persors (2,410 15.3 2,121 13.7 1,995 12.5
4-persors |2,171 13.8 1,936 12.5 2,069 13.0
5-persors |897 5.7 875 5.7 652 4.1
6-persors |238 1.5 190 1.2 220 1.4
7+persors |57 0.4 52 0.3 67 0.4
Total 15,736 100.0 15,469 100.0 15,925 100.0
Households

Sources: U.S. Census Bureau, 20602010Census, Summary File 3, and 2@&merican Community Survey FVear
Estimates Because thgefigures reflect sample data, they are somewhat different than the actual cdan®000 and 2010
included in Table-8.
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4. Economic Profile
Thissection examines income, employment and educational data to address the following questions:

What changes in income levels have occurred and how does this relate to housing affordability?
Are there growing incomdisparities among resideris

How manyresidents work in the community?

What are the trends toward educational attainment that can affect employment opportunities
and housing affordability?

1 What proportion of the population is disabled or has other special needs that limit their
employment opions and income?

=A =4 =4 =9

In generaincomes, educational attainment, and economic disparitiesimeeeasing.This section
providesinformation largelyon a citywide basjsut key economic characteristics by census teaet
included in Appendit.

4.1 Incomes¢ Relatively hgh income levels but notablencome disparities
Table4-1 presents income data based on cenggimatesover the past several decadesso visually
presented in Figuré-1.

Table 41: Householdincome Distribution,1989-2014

1989 1999 2010 2014
IncomeRange | # % # % # % # %
Under $10,000 | 1,850 | 12.5 1,104 7.0 1,061 6.9 840 5.3
10,00024,999 2,664 18.0 2,135 13.6 1,875 12.1 2,151 13.5
25,00034,999 1,986 | 134 1,418 9.0 1,145 7.4 1,203 7.6
35,00049,999 2,812 | 19.0 2,517 16.0 1,533 9.9 1,349 8.5

50,00074,999 3,134 21.2 3,403 21.6 2,892 18.7 2,528 15.9

75,00099,999 1,280 8.7 2,261 14.4 1,840 11.9 2,131 13.4

100,000149,999 | 1,048 7.1 1,887 12.0 2,749 17.8 2,950 18.5

150,000 + 1,011 6.4 2,374 15.3 2,773 174
Total 14,774 | 100.0 | 15,736 | 100.0 | 15,469 | 100.0 15,925 | 100.0
Median HH*

Income $39,603 $53,984 $66,671 $73,980

Source: U.S. Census Bureau, Census, 2080and 2010Summary File 3; 2@1American Community
Surveys-Year Estimate2010-2014 *Household

Incomes have increasaignificantly over the yeamsith the medianhouseholdincome level increasing by
87%since 199 for example from $39,603to $73,980,but somewhat lower tharnhe rate of inflation
during this period 001%. In comparison, the mediamouseholdincome for the state as a whalevhile
somewhat lowerjncreasedy 81%, from $36,952 to $B46during this same period.

Thegrowing prosperityf BeverlR & NX ia dlser&lgctedin the increasing proportion and numbers of
those earning more than®0,00Q going from7.1% of all households in 89 to 35.9%by 204,

compared toabout 33% for the state and Essex CounBeverlQ dedian householihcome level while
higherthan thestate and county medians of $67,846 areB$ 76 respectively, was lowen comparison

to most of itsneighborsincluding$77,404 in Danvers1$8,558in Hamilton, $9,185in Essex, 89,313in
Manchesterand$116,865 for Wenharhowever it wasignificantly higher tha$59,044 in Salem and
$60,229in Gloucester
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Figure 41

Change in Income Distribution, 1999, 2010 and 2014
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While many in the community
continue to prosper, there are somd
who are struggling financially. For
example, based on 2014 censu
estimates, 2,991 households earne
less than $25,000, representing
almost onefifth of all households.
While households earning more thar
$100,000 doubled between 2000 an
2014, those earning less than $25,0Q
decreased by 7.7%.

A comparison of 2000 and 2014 income levelfith owners

and renters is provided in Table24 Onethird of renters earned
less thart25,000in 2014 more thanthree timesthe percentage
of homeowners in this income range. On the other hand, more
than half of the homeowners earned more than $100,000
compared to only abouil1% of renters. The disparity of incomes
by tenureis also reflected in median income levels 87§72

and $103,098 respectively.Moreover, while the median income
for owners increased by3% between 2000 and 2014, it
increased by oly 7.5% for renters.
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Table 4-2: Income Distribution by Owner and Renter Housekls| 2000 and 204

Renters Homeowners

Income Range 2000 2014 2000 2014

# % # % # % # %
Under $10,000 884 14.0 645 10.4 225 2.4 195 2.0
10,00624,999 1,488 23.6 1,431 23.1 779 8.2 720 7.4
25,00034,999 747 11.9 847 137 662 7.0 356 3.7
35,00049,999 1,130 18.0 717 11.6 1,426 15.1 632 6.5
50,00074,999 1,140 18.1 1,076 17.3 2,196 23.2 1,452 14.9
75,00099,999 503 8.0 795 12.8 1,704 18.0 1,336 13.7
100,000149,999 | 322 5.1 496 8.0 1,478 15.6 2,454 25.2
150,000 + 80 1.3 198 3.2 986 10.4 2,575 26.5
Total 6,294 100.0 | 6,205 100.0 | 9,456 100.0 9,720 100.0

Source: U.S. Census Bureau, 2000 Census add\Btdrican Community SurvéyYear Estimates.

Table 43 shows how age affects household income, clearly indicatingliloate older middleage workers

are more likely to earn more. For example, 27.3% of those households with the household head under
age 25 were earning more than $75,000 compared t@%vfor those 25 to 440.1%for those 45 to 64

and only 22.6% fahose 65 years of age or oldenany who are retired anliving on fixed incomesOn

the other end of the income range, those earning less than $35,000 involved 35.9% of households under
25, 17.7% for those 25 to 44, 19.4% for those 45 to 64, and almost half (48.7%) of those 65 years of age or
older.

Table 43: Income Distribution byAgeof Householdey 2014

Under 25 Years| 25 to 44 Years | 45 to 64 Years 65 Years and Ove

Income Range | # % # % # % # %
Under $10,000 | 23 54 190 4.0 445 6.5 182 4.8
10,00624,999 26 57 399 8.4 542 7.9 1,184 31.0
25,00334,999 114 24.8 252 53 344 5.0 493 12.9
35,00049,999 25 5.4 428 9.0 565 8.2 331 8.7
50,00374,999 146 31.7 764 16.1 853 12.4 765 20.0
75,00399,999 54 11.7 816 17.2 990 14.4 271 7.1
100,000149,999 | 65 14.1 1,094 23.0 1,381 20.0 410 10.7
150,000 + 7 1.5 811 17.1 1,770 25.7 185 4.8
Total 460 100.0 | 4,754 100.0 | 6,890 100.0 3,821 100.0

Source: U.S. Census Bureau, Census 2014 American Community S(eae¥Stimates, 2012014.

Table 44 provides median income levels for various types of households fot. 20at surprisingly,
incomes were highest for men, families, homeowners aplder middle-aged workers.. S @Spef & Q&
capita income was3®,471in 2014, higher thanthe county and state levels 36,035 and$36,441,
respectively. The median income of families was substantially higher thanfaoilies, $6,514 versus
$41910, afinding highly correlated with the greater prevalence of two worker households in families.
When looking at the age of the householdére median income of seniors 65 years of age or older was
$37,746, comparable to the per capita income level. Thegsgtvas $92,137 for those in the 45 to 64
age rangeand likely toward the height of their earning potential.
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Table 44: Median Income by Household Type, 201

Type of Household/Householder Median Income
Individual/Per capita $39,471
Households $73,980
Families $96,514
Nonfamilies* $41,910
Male full-time workers $70,096
Female fulltime workers $51,534
Renters $37,872
Homeowners $103,098
Householder less than age 25 $63,587
Householder age 25 to 44 $88,280
Householder age 45 to 64 $92,137
Householder age 65 or more $37,746

Source: U.S. Census Bureau,28fnerican Community SurveyYear Estimates
*Includes persons living alone and unrelated households members.

4.2 Poverty¢ Relatively bw but increasing

Table4-5 indicatesthat poverty, while lowin comparisorto county and state levels of 11.3% and 11.6%,
respectivelyhasfluctuated significantlyver the passeveraldecadesut in general has growt¥ The
20140Syadza SadAYF(iSa FNRY (GKS [/ Syadza .thdrNddrtgrmelv ! Y SI
from 6.4% in 189 to 8.6% by 204, involving 3,472 residentsPoverty among families increased from
5.4% in 198%0 6.8% by2010, and therwasestimated to retrn to 5.4%by 2014. While the numbers of
femaleheaded households iBeverlyis relatively lowgstimated to be 719 by 201#his data suggests
that many of these households are struggling financially. Poverty for children dettlme®.9% in 1989
to 6.3% by1999 andthen subsequently increased tb1.5%. There have been fluctuations in the poverty
rate among those 65 years of age or oldeut overallit grew from 4.9% in 1989, to 8.6% by 2010, and
then was estimated to have decreased to 5.4% by 2014.

Table4-5: Poverty Status, 189-2014

1989 1999 2010 2014

# % # % # % # %
Individuals* 2,437 | 6.4 2,163 | 5.7 3,555 | 9.0 3,472 8.6
Families ** 532 5.4 399 4.0 650 6.8 502 5.4
Female Headed | 314 36.0 172 21.6 372 42.8 198 27.5
Families ***
Related Children | 734 8.9 547 6.3 884 115 853 115
Under 18 Years
Individuals 278 49 282 4.5 497 8.6 336 5.4
65 and Over*****

Source: U.S. Census Bure@ansus 199@000and 2010Summary File 3; 2@1American Community
Surveys-Year Estimates. * Percentage of total population

** Percentage of all families *** Percentage of all fem#&leaded families with children under 18
*++x Percentage of all relatecthildren under 18 years ***** Percentage of all individuals age 65+

13The federal poverty levels for 20%&re $11,880 for a single individual and $20,160 for a family of three (3).
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Anestimatedl1,616 residents, or about 10% of all residen¢seivedFood StampBupplemental
Nutritional Assistance Prograr8SNAPbenefits, requiring @ross income within 130% of the poverty level
andanet income at the poverty keel, adjusted by household size

4.3  Employmentg Diverse economic base

h@SNJ GKS LI ad pn @SINE 2N Y2NBI . SOSNIieQa SO2y2Y
manufacturing, including huge companies such as the United Shoe Machine Corporation, to more mixed
employment opportunities includinkife sciencescomputer ar high technology firmsand a major

medical center.The City is also home to significant academic and cultural facilities including Endicott
College, Montserrat College of Art, as well as the North Shore Music Theater, Larcom Theater and Cabot
Theaterth &G Ay | RRAGAZ2Y (2 . S@OSNIeQa oSIFOKSA | GdGNF O

Of those33,831Beverlyresidents over the age of 16 in 2023,114or gpproximatelytwo-thirds were in

the labor marketand11,0810r about 60%were employedn 204 OO2 NRAYy 3 (G2 GKS [/ Sy
American Community Survegtimates This data suggests an unemployment rate at that timecftyr
residents of7% whichwa®k A I KSNJ G KIFy GKS pom: NIGS NBLR2NISR o8&
Workforce Develpment. Since 2014he state indicates that unemployment rates have decreased to

4.5% in 2015 and then down further 80%by March 2016. This level sieomparable taBostorQ @nd

lower than4.2% forPeabody 4.6% for Salem, and 6.6% loucesterfor example

Census estimatefsirther suggest tha,617residentsor 35% of those employed in 20Wbrkedin the
community. Census figures further indicate ti&t448 or 72%f those employedBeverlyresidents
worked in Essex County wifh154 or 2%working outside of the County includidg7who worked out of
state.

As shown in Figure-2,
three-quartersof workers
6 éﬂ/}%.e% drove alone to work,

\‘ another 54% carpooled
6.0%
5.4%

Figure 42: Means of Commuting to Work

andonly 60% used public
transportation according to
the 204 American
Community Survey
estimates Thidgs surprising
given the proximity ofive
(5)train stations

75.3%

= Drove Alone Carpooled Public Transportation

Walked = Other Means = Worked at Home The median income of

those whocarpooledwas
$29,366 compared to $44,165 fthrose who commuted alone to wordnd $25,643 for those who used
public transportation. The average commuting time wasé.2minuteswhile 10,569 residentsor 46% of
those in the labor forcehad commutes ofess than P minutes,suggestinghat manyemployment
opportunitiesare locatedin the city or nearby on the North ShoreAnother4,184residentsor 18%
reported commutes of more than 40 minutes and were likely working in or near Bos®ren in New
Hampshire
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The 204 Census

. dzNB I dzQa 'Y
Community Survey data
also provided
information on the
concentration of
Beverlyworkers by
industry, indicating that
47% ofBeveriQ a
residents in the labor
forcewere involved in
management or
professional
occupationsanother
24% insales and office
occupations andthe

Figure 43: Occupations

anagement, business,
ience, arts

vice occupations

s and office occupations

tural resources,
onstruction, maintenance

= Production, transportation,
moving

remainder inservice occupationsl 6%),with the remainder in a mix of occupations as shown in Figure 4
3. An estimated3.40wereinvolvedwage andsalaried workers, another0.4% were government

workers, and.2% were selemployed.

Detailed labor and workforce data from the state on employment pattéonshose who workn Beverly
is presented in Table-@. This information shows an average employment in the communid2 @&72
workersand a diverse range of enterprises

The data & 2

O2y FAN)YA

K

YIydzFl OlGdzNAYI NBYFAYE | &A

businesses and relatively high employment and wage levels. Businesses related to finance and
professional or tehnical work also have a significant presence in Beverly with relatively high wage
levels. Other dominant employers include those related to the educational service sector with nearly
3,000 workers, and health and social assistance jobs, with more tB80 @jorkers. There are also
considerable numbers of workers involved in the loyparing retail andgervice sector jobs.

housing costs.

Despite a relatively high averagg
weekly wage, many of those working
in Beverly would still likely find it
challenging to live in the city unlesy
they were longterm residents or had
other sources of income,

The average weekly wage #&1,191 which approximates an
annual wage of about $62,000. This average weekly wage was

about &>

2F . 2adG2yQa

| DR KB EES 6SSf ¢

considerably higher tha$i913 for Salen$932 for Peabodyand
$1,000 for Danvers for example
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Table4-6: Average Employment and Wagéy Industry, 204

Average Average Weekly

Industry # Establishmentg Total Wages | Employment | Wage
Agriculture, Forestry, Fishing | 10 $1,141,194 23 $954
Construction 101 22,623,425 413 1,053
Manufacturing 53 175,356,544 2,217 1,521
Utilities 5 30,647,091 311 1,895
Wholesale Trade 83 67,518,984 753 1,724
Retail Trade 143 69,227,622 1,783 747
Transportation/Warehousing | 20 15,588,409 237 1,265
Information 37 36,194,337 458 1,520
Finance/Insurance 71 96,466,638 1,088 1,705
RealEstate/Rental/ Leasing 46 13,572,039 217 1,203
Professional/EchnicalServices | 213 139,605,434 1,750 1,534
Management of Companies 16 130,604,542 307 8,181
Administrative/Waste Srvices | 84 63,961,981 1,114 1,104
Educationalervices 37 134,991,285 2,816 922
Health Care/Social Assistance | 255 335,713,871 6,080 1,062
Arts/Entertainment/ Recreation | 30 7,404,156 413 345
Accommodationfood Srvices | 105 29,678,191 1,506 379
Other Srvices 133 26,849,667 1,132 456
Total 1,453 $1,416,070,132 22,872 $1,191

Source: Massachusetts Executive Office of Labor and Workforce Developragrit, 2016Shaded areas involve industries with

more than onethousand workers.

4.4

Educationg Relatively hgh educational attainment andncreasingschool enroliment

Thepercentage of those having a high school diploma is higher in Beae#4.4% compared to county
and state levels aiibout8%. Likewise 45.4% had2 YLJX SG SR |

37.2% and 40.0%vith |

ol OKSt 2NRaA

ol OKS thymexitan RS I N
RSAINBES 2NJ KAITKSNI F2NJ 0KS
attainmenthas also been increasingp considerably fron®0.8% and36.3% with at least high school or

college degrees in 2000, respectively.

Those enrolled in schoahrsery through graduate school) in 2Dtbtaled 10,744residents or B.6% of

the population, and those enrolled preschoolthrough high school totale@,103students, representing
15.1% of all residents.The 2000 census figures indicate somewhat more students in preschool through
high school wittv,130studentsor 17.9% of the population

TheBeverlyPublicSchool Districteported a student enrollment of

School officials indicate

that

some of the increase in
enrollments is a result of new|
residential building activity that
has provided opportunities for
older homeowners to downsize

thus making their homes
available to families with
children.

4,523students for the 20%-2016 school yearup from4,219
students in 208-2009 anddown from 4,736 students in 1998000.

While the numbers and percentages of children have dedlsince
2000, it is likely that therecent growth inenrollmentis at least

LJI
C2NJ SEI YLX S3

NI AT

RNA @Sy
iKS

0é
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the system more attractive to those who might has@nsidered

sending their children to one of tHe NBrhafygprivate schools.

TNRY

5Aa0NXOG

Data suggests that abouB2 of schoehged children attengbrivate
schools.
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4.5 Disability Status*¢ Somewhat bwer proportion of special needsesidentsexcept for
children

Of allBeverlyresidents in 204, 4,111or 10.3% claimed a disabilitpnly somewhat lower tharthe county

and statelevelsat about 11%but still representing significant special needs within the Beverly community
Whilea bitlower overall, the Beverly levels are higher for those under age 18 at 5.2@gsaredto

4.8% and 4.4% for the county and statespectively Thesespecialneeds willalsolikely increase with the
significant projected increases of those 65 years of agddar. Moreover, the high housing cost burdens
experienced by many neelderly, nonrfamily single individuals (s@&@ble 514) is likely partially explained
by those with disabilities who live primarily on Social Security and who are typically somenudghe
hard-pressed residents to find affordable housing that meets their needs.

Table4-7: Population Five Years and Over with Disabilities Beverly, Essex Countgnd the State,
2014

AgeRange Beverly Essex County | Massachusetts
# % % %
Under 18years 383 5.2 4.8 4.4
18 to 64 years 18,48 6.9 9.2 8.8
65 yearst 1,880 32.0 345 334
Total 4,111 10.3 114 11.3

Source: U.S. Census Bureau, American Community Siiegr Estimatesincludes those in the civilian,
noninstitutionalizedpopulation.

Additional information on the types of disabilities for local seniors is summarized in F8btmrhparing
BeverySa GAYIF 6Sa G2 GK2asS 2F GKS &adlrdS oFraSR 2y ¢dzF i
Profile. The report indicates that Beverly is a very walkable community given the high rate of those who
regularly walk in town. Otherwise the report shows that seniors in Beverly fare better based on some
indicators of healthy aging (lower rates of diabetes, ésnlt heart disease, congestive heart failure,

physical activity and mammography) and worse on others (higher rates of depression, glaucoma, hospital
stays, hospital readmissions, nursing home stays, and emergency room visits).

Compared to the state, th@s65 years and older who live in Beverly also do better on average on many
healthy aging indicators related to disability levels as listed in TaBleAls the population continues to
age, services from the Council on Aging and other area service prewidebecome increasingly
important, including the potential need for more assisted living options.

14 Disabled households contain at least one or more persons with a mobility eraselfimitation. It should also be

Yy20SR GKIG GKS GSNXY GRAAIRAVREKSG AKDEANVAI NBLXYESRI® s 2K Sa 14
terminology as those with special needs are interpreted to be the people first who need affordable, available and/or

accessible housing.
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Table 48: Types of Disabilities

Population Characteristics

BeverlyEstimates

State Estimates

% disabled for a year or more

26.6%

31.0%

Hearingimpairment
% 6574/% 74+

9.7%/27.6%

7.4%/21.2%

Vision impairment
% 6574/% 74+

2.6%/8.8%

3.2%/9.3%

Cognition impairment
% 6574/% 74+

3.6%/7.3%

4.7%/12.1%

Ambulatory impairment
% 6574/% 74+

14.3%/25.6%

12.9%/29.4%

Selfcareimpairment
% 6574/% 74+

3.0%/10.6%

3.7%/12.2%

Independent living impairment
% 6574/% 74+

9.7%/20.9%

7.2%I24.3%

Source: Tufts Health Plan Foundation, Massachusetts Health Aging Community Profile

BeverlyHousingNeeds Assessment

Page30



S. HOUSING PROFILE

This section of the Housing Needs Assessment summarizes housing characteristics and trends, analyzes
the housing market from a number of different data sources and perspectives, compares whaighousi

is available to what residents can afford, summarizes what units are defined as affordable by the state,
and establishes the context for identifying priority housing neédaswith the previous two sections, this
Housing Profile focuses largely on citgevdata, but key housing characteristics by census tract are
provided in AppendiX.

5.1  Housing Gwth ¢ Recent slowdown in housing growtalthough increases in muki

family development activity

Figure 514 K2 g &4 . s halisingywth, indicating thatabout 426 of theCityQa K2 dza A y 3
predates World War Il. After940 the amount of development per decade throutite year1990

ranged from 093 to 2,524 units and then progressively slowed down considerably, involving4shly

units in the1990s and 492 units between 2000 and 2009

Ths datais fromthe/ Sy a dza AGQENdprodda@ssomewhathigher residential building growth
thanthe census counts as shown in Tabl2, Svhichindicates that623 units were built between 190

and 199, lower than the 742 units included in the ACS estimatdsreover, Table £ showsa total of
366 units built between 2000 and 2009 and another 146 units between 2010 and 2014, compared to
492 and 168 units, respectively in the ACS ddBath datasetssuggest a considerabldéosv-down in

recent developmenactivity however.

Figure 51: Historic Housing Growth
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Tableb-1 provides information on the number oésidentialbuilding permits issuednnually since 2000,
demonstrating decliningesidential building activitin generalfrom a high o066 singlefamily unitsin
2000 to a low of 6 singiamilies in 2011 and 9 in 2014 here were, however, 37 and 86 units
permitted in2011 and 2012, respectively, which included some significant fanftily unit
development. Between 200@&nd 2010, a total 6892 singlefamily housing units were permitted
without any multifamily unit productionlower than the 492otal housing unifigure in Table & and
close to the census figures in Tabl2 that reported 366 units created duringithperiod. Table 51
suggests thal68units were built between 2010 and 2014, while this permit data indicatesnaewhat
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lower total of 148 units instead in line with the 146 units cited in Table25The 2013 and 2014 totals
appear low however, considing the development of the Enterprise Apartments and potentially 130
Cabot Streetoughly during this timeframe.

Also,per unitvaluationsfor singlefamily homeshave risen significantly in recent yeaa$,$216,771
from 2000 to 2006to $408,078 in2008, and then as high as84,087in 2014. This is most likely
reflective of larger homes that were being built.

Table 51: Residential Building Permits, 2000 through 2014

Year # Building Permits Total Valuation Average
for New Units Valuation/Unit
2000 56 $12,139,223 $216,771
2001 52 $11,272,085 $216,771
2002 53 $11,488,863 $216,771
2003 46 $9,971.465 $216,771
2004 48 $10,405,008 $216,771
2005 48 $10,405,008 $216,771
2006 38 $8,237,298 $216,771
2007 13 $2,649,361 $203,797
2008 13 $5,305,014 $408,078
2009 14 $5,532,275 $395,162
2010 11 $3,592,325 $326,575
Subtotal 392 units $90,997,925 $232,138
2011 6 Singlefamily $1,927,000 $321,167
1 two-family $400,000 $200,000
3 threefamily $1,117,299 $124,144
1 20-unit building $1,948,109 $97,405
Total of 37 units Total of $5,392,408 $145,741
2012 12 Singlefamily $8,457,800 $704,817
3 buildings over 5 $7,969,047 $107,690
units for a total of 74
units Total of $191,010
Total of 86 units $16,426,847

2013 16 $6,194,000 $387,125
2014 9 $2,295,080 $255,009
Subtotal 148 units $24,915,927 $168,351
Total 540 units $115,913,852 $214,655

Source: University of Massachusetts, Donahue Institute, State Data Center

Note: All units are singtamily unless otherwise noted.

As to future housing growtiMAPC predicts that the number of housing units will increase ft6r641

units in 2010 tdl8,754by 2030, addin@,113net new units and representing1.1% rate of growth
overthese decadest KSa S LINRP 2SO0 A 2y a Qs SRP I oilgEd Ridlefigeir a! t / QA&
G { G I G dpéojectiatz® iddicatdesshousing growth tdl7,987units by 2010and a growth rate 08.1%

based on a projected increase hB46units over2010%°

15 See Section 3.2 for a description of the Status Quo and Strong Regignptions.
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5.2  Housing Occupancy Housing growth hasargelybeen in the owneroccupied stock
with very low vacancy rates

Besides total housing figures, Tabl2 Bcludes a summary of housing characteristics from 1990
through 2014 that indicates thfollowing major trends:

1 Somewhatlowerlevel of owneioccupancy
Of the 16,64 1total housing units in 201@everlyhad 16,522yearround units® of which15,850
or 95.2% were occupiedeflecting low vacanciesOf the occupied unit®,6190r 60.7% were
owner-occupied compared t63.8% forEsgx County and 62% statewide.

1 Housing growth hakargely been in the ownesccipied housing stock
Census datandicates tha owner-occupied units grew by 11% between 1990 and 2014, from
8,717 to 9720 units while total housing growth was only 7.3%hélnumber of rental units
showed a slight loss since 2000, from 6,292 to 6,205 unit®or40% to 39% of all units.
Sgnificant recentand planneddevelopment of ratal housing will boost this percentage beyond
40%in the near futurehowever.

Table5-2: HousingOccupancy 190 to 204

Housing 1990 2000 2010 2014
Characteristics # % # % # % # %

Total # Housing Units 15,652 | 100.0 | 16,275 | 100.0 | 16,641 | 100.0 | 16,787 | 100.0
Occupied Units* 14,796 | 94.5 15,750 | 96.8 15,850 | 95,2 15,925 | 94.9
Total VacantJnits/ 856/ 5.5/ 525/ 3.2/ 791/ 4.8/ 862/ 5.1/
Seasonal, Rec. or 63 0.4 125 0.8. 119 0.7 107 0.6
Occasional Use*
Occupied Ownetnits** | 8,717 58.9 9,457 60.0 9,619 | 60.7 9,720 | 61.0
Occupied Rental Units** | 6,079 41.1 6,293 40.0 6,231 | 39.3 6,205 | 39.0

Average Houskold Size/ | 2.79persons 2.70 persos 2.60persons 2.63 persons
Owner-occupied Unis
Average Houskold Size/ | 2.04persons 1.93 persons 1.93persons 1.90 persons

Renteroccupied Units
Source: U.S. Census Bureau, Census 1990, 2000 an8@@hfary File and American Community Surveyy®gar
Estimates, 200-2014 * Percentage of all housing units ** Percentage of occupied housing units

1 Decrease in persons per unit
The average number of persons per unit declined between 1990 ang] 0fn 2.79 persons to
2.63 persons for owneoccupied units and from @4 persons tol.90persons for rental units.

These low average occupancy levels reflect local, regional and national trends towards smaller

households and relates to the change in the averagesehold size iBeverlyfrom 248
persons in 1990 to 35by 2014.

1 Verylow vacancy rates
As shown in Table-5, census data suggestsrylow vacancy rates di.2% for ownership and
2.9% for rentals as of 2014. Both rates are lower than thos&ésexCounty andhe state As

16 The yeairound figure (16,522 units) is the one used under Chapter 40B for determining the 10% affordability goal and annual

housing production goals. It is calculated by subtracting the seasonal or occasional units (119) from the fo¢alafumits
(16,641) per th010 census The figure will be readjusted when the results of the 2020 census are released.
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any rate below 5% reflects tight housing market conditions, these vacancy $ayedd limited
housing availability for both rentals and ownership

Table5-3 Vacancy Rates, 200@010and 2014

County
Tenure 2000 2010 2014 2014 MA 2014
Rental 3.1% 6.1% 2.9% 3.7 4.6%
Homeowner 0.4% 0.8% 0.2% 1.1% 1.3%

Source: U.S. Census Bureau, 1990, 2000, and 2010 and American Community Survey

5-Year Estimates, 2012014.

5.3

Types of Structures and UnitsHuctuations in the mixof housing typesover time

Census data indicatekat there issomesignificant
diversity inBeverhlRd SEA &G AY 3 K2 dz
summarizdin Table5-4. Neverthelessll of the new
housing growth was in singfamily detached units or
larger multifamily housing stock. Sieglamily
detached structures increased from 47.6% of all uni
in 1990 to 53.3% by 2014, representih@12 new
units and a growth rate of 12.8%. On the other han
singlefamily attached units, largely duplex
condominiums, fluctuated from 405 units in 1®%
623 units by 2010, and then down considerably to 3
units by 2014. This sharp declineomly 4years is
surprising and may involve some sample error in the
2014 ACS estimates could also involve some units
converted to higher densitthrough theHarborlight

Development PartnetHolcroft development

There were notable declines in the small mult
family housing stock of two to four units, from
3,591 units in 1990, or 23% of all units, to 3,23
by 2014, or 19.2% of the housing stock. The
housing units are typically amongome of the
more affordable units in the private housing
stock as private landlords, particularly owner
occupied ones, tend to value good tenants an
frequently maintain below market rents to keep
them. These properties also provide rentd
income to smdl landlords that is included in
underwriting criteria (usually as much as 75%

the projected rent can be calculated as income
mortgage underwriting), making this type of
housing more affordable to more moderate
income purchasers.

There wereincreases in théarger multifamily properties of 5 or more units, fro8/507units in 190 to
4,243 according to 2014 estimates, involving an increase of 736 Wmtexample is Cab&treet
homes below that was developed by Harborlight Community Partners anddhé ShoreY MCA.
Given projects that have been developed since then or are in the pipghi@eumber of multifamily

units willcontinue toincrease.
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Table 54: Units in Structure!’ 1990 to 2014

Type of 1990 2000 2010 2014
Structure # % # % # % # %
1 unit detached | 7,930 50.7 8,450 519 8,587 50.9 | 8,942 | 53.3
1 unit attached | 405 2.6 411 25 623 3.7 371 2.2
2 units 1,755 11.2 1,774 10.9 1,665 9.9 1,645 | 9.8
3-4 units 1,836 11.7 2,090 12.8 1,803 10.7 | 1,586 | 9.4
5-9 units 1,158 7.4 1,188 7.3 1,414 8.4 1,428 | 8.5
10+units 2,349 15.0 2,334 14.3 2,737 16.2 | 2,815 | 16.8
Mobile home 6 0.04 0 0.0 51 0.3 0 0.0
Other* 213 1.4 28 0.2 0 0.0 0 0.0
Total 15,652 | 100.0 16,275 100.0 16,880+ | 100.0 | 16,787 | 100.0

Source: U.S. Census Bureau, Census, 2000and Summary File 3; American Community Sus®ear Estimatefor
2010-2014 *QOtherincludesboats, vans, et&*Figures are from sample data and not actual counts and the total
number of housing units is an estimate and not the same as the 2010 actual census count of 16,641.

The data includes fluctuations in the number of mobile homes and other residentialdypbsas
boats.Few, if any, such units continue to exist.

Figure5-2
Distribution of Units Per Structure, 2014

m 1-detached
m 1-attached
m2

3to4
m51t09
m 10+

2%

Table5-5 provides an estimated breakdown of the 2Ddistribution oftypes of propertiesaccording to
whether the units were occupied by renters or homeowners. W84 of owners resided in single
family homes, abou87%o0f renters lived in multfamily units of 2 or more unit®nethird in small
multi-family properties oR to 4 units andanotherone-third in larger properties 010 units or morelt is
interesting to note thabne-third of small multifamily propertieswere owneroccupied. Additionally,
12.9% of the singldamily homes were renteoccupied less than thestatewide levebf 15.4%.

17 For yeasround housing units.
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Table5-5: Units inStructure by Tenure, 201

Type of Owner-occupiedUnits/ | RenteroccupiedUnits/

Structure Number of Residents Number of Residents
# % # %

Single unit detached | 8,160 84.0 803 12.9

and attached

2 to 4units 1,088 11.2 1,980 31.9

5 to 9 units 60 0.6 1,342 21.6

10+ units 412 4.2 2,080 33.5

Total 9,720 100.0 6,205 100.0

Source: U.S. Census Burezl,0-2014 American Community Survey

Table5-6 provides information orthe distribution of unit sizes aniddicates that the median unit was
moderately sized witth.5roomsaccording to 204 census estimatesorwith about3 bedrooms the

same as thetatewidemedan. In addition, those units most appropriate for single persons, 4vith
rooms or less, compiési aboutone-third of the housing stockn 2014, the same level as 2000 with a
gain of 229 units On the other end of the spectrum, there was a substantial supply of larger hores of
or more rooms, involvingbout onefifth of the housing stockwith about 11%having 9 or more rooms
and representing an increase of 153 such units from 2000.

Not surprisingly, more of the smaller units were occupied by rentétts the median number of rooms
in rental units havin@.8rooms as opposed to a median@8 rooms in the ownepccupied stock.

Table5-6: Number of Roomger Unit, 2000 and2014

Number of Rooms per Unit 2000 2014
# % # %
1 Room 292 1.8 572 3.4
2 Rooms 541 3.3 647 3.9
3 Rooms 2,134 13.1 1,766 10.5
4 Rooms 2,383 14.6 2,594 15.5
5 Rooms 2,624 16.1 2,719 16.2
6 Rooms 3,058 18.8 2,410 14.4
7 Rooms 2,269 13.9 2,681 16.0
8 Rooms 1,300 8.0 1,571 9.4
9 or More Rooms 1,674 10.3 1,827 10.9
Total 16,275 100.0 16,787 100.0
Median (Rooms) for All Units 5.6 rooms 5.5 rooms
Median (Rooms) for 6.6 rooms 6.8 rooms
Owner-occupied Units
Median (Rooms) for 3.8 rooms 3.8 rooms
Renteroccupied Units

Source: U.S. Census Bureau, 2@@nmary File Znd the 200-2014 American Community Survey

It should also be noted that overcrowding is low irv8gy with only 77 units having more than 1.51

occupants per room, the traditional definition.
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5.4  HousingMarket Conditionsg Housing costgre approaching preecession levels and

fairly comparable to countywide levels

The following analysis of tHeousing market looks at past and present values of homeownership and
rental housing from a number of data sources including:

¢tKS |
¢t KS

=a =4 =4

of{ ®

March 2016

=A =4 =4 =4

Homeownership

The 19902000and 2010Decennial U.S. Census figures

/S yl1a Alréerican d2diiBniurdgOSuirvéyyear Estimates, 2M-2014

2 NNBY DNERdzLIQa&

Multiple Listing Service data
City! aaSaaz2NRna
Craigslisand other Internet listings
Local real estate agents

R GF

YSRALY AyO2YS20@ihbough & G A O&

Census datalsoprovides information on housing values as summarized in Eabl®r owner

occupiedunits. The 200-2014 American Community Survey estimates indicate that the medimner-
occupiedhouse value was366,500 more thandoublethe median inl9900f $177,200but inline with
the rate ofinflation during this period

Table5-7: Housing Valuesf Owneroccupied Units1990 to 204

1990 2000 2010 2014
Price Range # % # % # % # %
Less than $50,000 | 41 0.6 37 0.5 105 1.1 273 2.8
$50,000 to $99,999 | 240 3.4 73 0.9 70 0.7 47 0.5
$100,000$149,999 | 1,292 18.4 610 7.9 68 0.7 67 0.7
$150,000$199,999 | 3,199 45.6 2,190 28.2 233 2.4 309 3.2
$200,000%$299,999 | 1,580 225 3,054 39.3 1,554 16.2 1,792 18.4
$300,000%499,999 | 463 6.6 1,365 17.6 5,352 55.8 5,108 52.6
$500,000%$999,999 | 197 2.8 344 4.4 1,980 20.6 1,712 17.6
$1 million or more 91 1.2 231 2.4 412 4.2
Total 7,012 100.0 7,764 100.0 9,593 100.0 9,720 100.0
Median (dollars) $177,200 $224,800 $383,800 $366,500

Source: U.S. Census Bureau, 12900,and 2010Summary Fil& and American Community SurveyYear

Estimates, 200-2014.

respectively.

There is some significant affordability
remaining in the ownership housing stoc
with 696 units valued below $200,00(
and 2,488 below $300,000, representin
7% and 26%f all owneroccupied units,

than 50%of all units by 2010.

Table5-8 providesTheWarren Group dat@n median sales prices and number of sales from 2000

As Tablé-7 indicates, therds somesignificant
affordability remaining in the ownership housing stpblat
on the other hand 22% of all owneoccupied housing
units were valued at more than $500,000, includ#8g or
412 unitsbeyond $1 million.Units priced in the migdange
between $300,000 and $499,998creased significantly,
from 6.6% of ownepccupied properties in 1990 tmore

throughMarch of 208, offering a longrange perspective on sales activity. Tddga is tracked from
Multiple ListingServicMLS)nformation based on actual sales.
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The median sales price of a sinfgenily home as of March of 2016 was $362,750 based on a relatively
small sample of 68 sales and down from $385,000 as of the end of 2015. This median is only a bit less

GKIYy bPoycZIpnn Ay 020K Hnnn FYR wHanpz G GKS KSAIK

0dzoof S¢ o + fdzSa RAR y2G FlLitft 2FF adzoadlydaAirfte
and climbed back steadily after thaimost appoaching prerecession levels.

The number of singl&amily home sales has climbed in recent years beyondgeession levels with a
high of 38 sales in 2015.

The condo market has experienced more volatility in terms of both values and number.oTbales

highest median sales price was $254,500 in 2005, declined to $195,000 in 2013, and then increased after
that. The sample size of 12 sales is too small to make the $192,250 median condo sales price reliable
and it is likely to increase somewhattag year progresses.

The volume of condo sales was highest in 2009, at 199 sales, and then plummeted after that to a low of
63 sales in 2011, reviving somewhat after that but not near the 2009 level.

Table5-8: Median Sales Prices and Number of Sa300through March 2016

Year | Months | Singlefamily Condominiums All Sales
Median | # Sales| Median | # Sales| Median | # Sales

2016 Jan¢ Mar | $362,750 | 68 $192,250 | 12 $369,000 | 109
2015 Jang¢ Dec | 385,000 381 235,000 126 370,000 619
2014 | Jang¢Dec | 370,000 360 224,250 104 350,000 560
2013 Jan¢ Dec | 350,000 361 195,000 104 328,000 553
2012 Jang¢ Dec | 353,000 299 195,125 85 321,500 484
2011 Jang Dec | 324,250 248 209,000 63 300,000 388
2010 Jang¢ Dec | 335,000 261 200,000 84 305,000 411
2009 Jang¢ Dec | 323,250 252 206,000 73 305,000 390
2008 Jang¢ Dec | 340,000 274 223,250 106 315,000 445
2007 Jang¢ Dec | 369,000 263 230,000 199 335,000 533
2006 Jang¢ Dec | 383,000 302 248,000 150 350,000 541
2005 Jang Dec | 386,500 343 254,500 154 365,000 591
2004 | Jang Dec | 386,500 307 231,000 148 330,000 581
2003 Jang¢ Dec | 351,000 313 214,450 120 307,250 537
2002 Jang¢ Dec | 322,500 321 209,000 87 265,000 498
2001 Jang Dec | 290,000 350 168,000 105 229,950 576
2000 Jang Dec | 250,500 310 154,000 97 213,000 510

Source: The Warren Group/Banker & Tradesnhdaly 8 2016

BeverhQ singlefamily housing pricehave beerrelatively comparable to county levels as demonstrated
in Figure 53. OnlyDanvers andManchestemmedian values haveaught up oisurpassed 200%alues

when the housing market was at its height fonst communities prior to theecession Most
communities however,are close to reaching precession levelsncluding Beverly
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Figure5-3: Median Singlé=amily Home Values
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m2000 $250,500 | $255,000 | $385,000 @ $307,615 | $430,000 | $213,750 @ $395,000 | $253,000

Beverly Danvers Hamilton Ipswich | Manchester|  Salem Wenham

m2005 $386,500 | $405,000 = $525,000 = $517,500 @ $725,000 | $353,500 | $521,950 | $385,000
m2015 $385,000 = $405,000 | $494,000 = $434,000 = $783,500 = $341,500 | $519,000 | $375,000
Another analysis dfiousing market data is presented in Tabi®, which breaks down sales data from
the Multiple Listing Servicas compiled by8anker & Tradesmaof The Warren Group for singfamily
homes and condominiumghis table provides a snapshot of the range of saleMey 2015through
April 2016

There were 546otal salesduring this periodincludingd25singlefamily homes and 21 condos.

Thirteen singléamily homes and 31 condasld below $200,000, and were therefore roughly
affordable to those earning at or below 808%1. However, itis likely thatmany ofthese units were
very small antbr in poor condition. Most of the singlefamily homes sales were in the $300,000 to
$500,M0 range with a median sales price of $385,000. Condos were considerably more affasdable
almost all salesvere below $400,000 and about threguarterswere below $300,000, with a median
sales price of $234,500. Beverly has a luxury market, aiveiti, with 17 properties that sold for more
than $1 million during this periq@é9 soldfor more than $600,000.

Table5-9: Singlefamily House and Condo Saldday 2015 through April 2016

Singlefamilies Condominiums Total
Price Range # % # % # %
Less thar$200,000 13 3.1 31 25.6 44 8.1
$200,000299,999 50 11.8 59 48.8 109 20.0
$300,000399,999 167 39.3 25 20.7 192 35.2
$400,000499,999 91 21.4 3 2.5 94 17.2
$500,000599,999 36 8.5 2 1.7 38 7.0
$600,000699,999 27 6.4 0 0.0 27 4.9
$700,000799,999 15 3.5 0 0.0 15 2.7
$800,000899,999 6 1.4 0 0.0 6 1.1
$900,000999,999 4 0.9 0 0.0 4 0.7
Over$1 million 16 3.8 1 0.8 17 3.1
Total 425 100.0 121 100.0 546 100.0

Source: Banker & Tradesmaniay 9, 2016
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CityAssessor datan the assessed values of residential propertieBamerlyis presented in Tables10
and5-11, as well asn Figure 54, providing some insights into not only the diversity of the existing
housing stock but also the range of valdeseach dwelling type.

Table 510 provides information on the assessed values of sif@taily homes and condominiums. This
data shows thaBeverlyhas8,450singlefamily properties Only 52 such unitswvere valued below
$200,000with 2,017 or almostone-quarter, assessed between $200,000 argD$,00Q0 Another 3,756

or about45% of the homeswere assessed betwee$800,000 an400,000 The remaining,625 units
or 31% of the singldamily homes, were valued beyond®0,000,with 253assessed atwer $1 million.
The median assessed value w84%,20Q significantly less thathe median sales pricef $385,000as of
the end of 205 according to The Warren Groiggee Table 8). Althoughassessed valuesetypically
somewhat lower than market prisgparticularlyunder rising market conditions

Condominiums are a muamaler segment oBeverf & K 2 dza A yIEBR765uc2udifs. Thg A § K
condos were assessed more affordably on a whole than the sfaglgy homes wittb83 units, or 42%
of the condos,assessed below2p0,000 andanother625 or 45%0f these unitsassessed between
$200,000 and 300,000. The median assessed value w29&,60Q again somewhat lower thathe
median sales priceo285= nnn ol aSR 2y BERer & TraddsBnylataRs\ tel ey sf
2015

Table5-10: Assessed Values of Singlemily and Condominiums

Singlefamily
Assessment Dwellings Condominiums | Total

# % # % # %
Less thar$5200,000 | 52 0.6 583 42.4 635 6.5
$200,006299,999 2,017 23.9 625 454 2,642 | 26.9
$300,000399,999 3,756 | 44.4 122 8.9 3,878 | 395
$400,000499,999 1,116 13.2 20 15 1,136 | 11.6
$500,000599,999 711 8.4 5 0.4 716 7.3
$600,000699,999 305 3.6 4 0.3 309 3.1
$700,000799,999 110 1.3 4 0.3 114 1.2
$800,000899,999 88 1.0 6 0.4 94 1.0
$900,000999,999 42 0.5 2 0.15 44 0.4
$1 million-1,999,999| 182 2.2 4 0.3 186 2.0
Over $2 million 71 0.8 1 0.07 72 0.7
Total 8,450 100.0 1,376 100.0 9,826 | 100.0

SourceBeverlyAssessortiscalYear 2056
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Figure 54: Assessed Values of Singémily
Units and Condos
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on the numbers of units however.

ALaSaazNRa -Rit GF F2NJ Ydz (
properties as presented indble 511,
indicates thatthere are735two-family
homes (,470units), 325three-family
homes(975units), and40 properties
with multiple dwelling uniton a single
lot. The median twefamily houses
assessed at315,50Q the threefamily
houseat $375,60Q and multiple
dwellings on a single lot at $11,7,700
Table 512 also indicates that there are
217 multiunit properties with four to
eight units and another 36 larger
properties with more than eight units.
The data does not prodée information

Table5-11: Assessed Values of Mulfamily Properties

4-8 Unit

Assessment 2-unit 3-unit Properties | Multiple Properties/More

Properties Houses on 1 Than 8Unit

Lot Properties

# % # % # % # %

Less thar$200,000 4 0.5 1 0.3 0 0.0 0/0 0.0/0.0
$200,000299,999 132 18.0 23 7.1 1 2.5 0/0 0.0/0.0
$300,000399,999 413 56.2 189 58.2 0 0.0 34/0 15.7/0.0
$400,000499,999 128 17.4 75 23.1 5 12.5 95/0 43.8/0.0
$500,000599,999 42 5.7 31 9.5 2 5.0 50/0 23.0/0.0
$600,000699,999 7 1.0 4 1.2 3 7.5 25/0 11.5/0.0
$700,000799,999 7 1.0 2 0.6 0 0.0 8/2 3.7/5.6
$800,000899,999 0 0.0 0 0.0 1 2.5 2/0 0.9/0.0
$900,000999,999 0 0.0 0 0.0 1 2.5 2/0 0.9/0.0
$1 million-1,999,999 2 0.3 0 0.0 12 30.0 0/14 0.0/38.9
Over $2 million 0 0.0 0 0.0 15 37.5 1/20 0.5/55.6
Total 735 100.0 325 100.0 40 100.0 | 217/36 | 100/100

SourceBeverlyAssessortiscalYear 205.

TheCityalsohas178 mixedusepropertiesincluding99 such properties that are primarily residential
with amedian value of $429,400. Once again, the data does not include the number of units involved in

these properties.

Rentals

Table5-12 presents information on rental costs from 9®to 204 based onJ.S. CensuBureaufigures

This data indicates that the greatest cost increases in the rental market occurred between 2000 and
2010 when the median gross rent increased by 39%, from $740 to $I82edian rentincreased by
27% between 199a@nd 2000 and has not changed substantially since 2010. It is also important to note
againthat the census counts include910subsidized units, representing abdd@o of all rental units in
Beverly andthus making the rentals in Table  appear more affordable than they really are.
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Table5-12: Rental Costs, 1990 to 2@1

1990 2000 2010 2014

Gross Rent # % # % # % # %
Under $200 856 14.2 293 4.7 51 0.9 57 0.9
$200299 337 5.6 447 7.1 397 6.8 309 5.0
$300499 974 16.1 692 11.0 491 8.4 567 9.1
$500-749 2,531 | 41.9 1,672 26.6 534 9.1 545 8.8
$750999 1,025 | 17.0 1,959 31.2 1,205 | 20.5 1,189 | 19.2
$1,0001,499 172 2.8 924 14.7 2,216 | 37.7 2,324 | 375
$1,500+ 91 1.4 727 12.4 1,050 16.9
No Cash Rent | 147 2.4 206 3.3 255 4.3 164 2.6
Total 6,042 | 100.0 6,284 100.0 | 5,876 | 100.0 6,205 | 100.0
Median Rent $583 $740 $1,028 $1,068

Source: U.S. Census Bureau, Census, 2880and 2010Summary File 3 and 20-2014 American
Community Surveg-Year Estimates.

Table 513 provides asummaryof available rentals that were listed on various websites. These listings
are primarily in larger apartment complexes or smaller rfaltnily properties, with most of the rents
considerably higher than the $1,068 median rent listed in the 2014 censusadss. For example, the
lowest rent listedvas $1,10Gor a onebedroom unitand$1,300 for a small twivedroom unit. It

should also be noted that a very low rental vacancy rate sugdjetk availability of rentals beyond
normal unit turnover. Morewer, it is likely that many rentals turnover by word of mouth instead of
listings by real estate agents or property manage

Table 513: Market Rental Listings, May 2016

Location # Bedrooms | # Baths Square Footage| Listed Rent
Beverly Commons/North 1 1 711 $1,772%$1,885
Beverly 2 NA NA $1,895
Centerville WoodsSenior 1 1 750 $1,200$1,250
Housing/Montserrat 2 2 850 $1,500%$1,600
Townhomes of Beverly/ 1 1 716 $1,800
Montserrat 2 15 966 $2,100%$2,200
3 2.5 1,295 $2.600
Burnham Apts Downtown 1 1 660-836 $1,625%$1,700
Enterprise AptsDowntown 1 1 686-884 $1,650%$2,010
2 SN { iNBSi«k 1 1 724 $1,500
2 2 1,270 $2,000
Odell Ave./Prospect Hill 3 1 1,568 $2,595
Singlefamily House
Dearborn Ave. 3 2 1,201 $2,100
Apt. in House
Willow Street 2 1 NA $2,000
First floor apt. in house
Cabot StreetDowntown 2 1 725 $1,300
Apartment
Rantoul Street Apt./ 1 1 602 $1,250
Downtown
Tozer Road 2 1 912 $1,740
Apt. in Multifamily Property
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Railroad AveDowntown Studio 1 200 $700
Apt. in Multifamily Property

No Address/ Apt. in Muki 1 1 NA $1,200
family Property

No Address/Townhouse 1 15 NA $1,400
BroadwayDowntown 1 1 NA $1,350
Apt. in Mixeduse Building 3 1 NA $1,800
Hopkins 3 1 1,870 $2,000
Cliff Street/Goat Hill 1 1 400 $1,100
Highland Ave./Furnished 1 1 800 $1,795
Condo

Lovett Street/Duplex in 4 2 2,200 $2,300
Townhouse

Westview Apartment Studio 1 350 $975

SourcesVarious websites including Apartments.com, rent.com, Zillow, Trulia.

Many rentalsNB | dZA NB FANBRG FyR fFad Y2ydikKQa NByd L)X dza |+ a
Y2y iKQa NIEsgaiagartmeGt2tivd tdtalpbtentially as much a$4,500 in upfront cash, an
amount that many prospective tenants do not haaailable

5.5  Affordability Analysisq Widening affordability gaps and high cost burdens

Affordability Gaps

While it is useful to have a better understanding of past and current housing costs, it is also important to
analyze the implications of these costsonregideda Q +F 6 Af AGe& G2 | FF2NR GKSYO®

Onetraditional rough rule of thumb is that housing is affordable if it costs no more than 2.5 times the

0dz2 SND&a K2dzaSK2fR AyO02YSd . & (GKA& YSFadaNBz (KS YS]
could afford a house of approximately $184,950, not elali of the median house price of $385,000 as

of the end of 2015 according ®anker & Tradesmarrhis implies that the household in the middle of

GKS OAdleQa AyO0O2YS NIry3aS FIOSR Iy dalFlFF2NRIOAtAGE 3

Housing prices have ifact risen much faster than incomesnaking housing much less affordable as
demonstrated in Figure-5. As time went by, the gap between median housdhintome and the
median singldamily house price widened considerably based on census data. Whilaésdncreased
by 87% between 1990 and 2014, the mediawner-occupied unifprice increased by /26 between
1990 and 2010. The 2014 census estimates suggested a downturn of the median p&66,&08

while Banker & Tradesmaindicated a mediasinglefamily houseof $370,000 in 2014 or an increase of
10%% since 1990. In 1990 the median income w8% of the median house price, decre@agto

17.4% by 2010, and then incréagto 20.2%by 2014according to census estimated/oreover the gap
between income andinit value was $37,597in 199Q increased td6317,129%y 2010, and then
declined t0$292,520by 204.
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Figure 55

Median Household Income and Median House Value, 1990 through 2014
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Another way of calculating the affordability gap is to estimate the difference between the mediad price
house and what a median income earning household can afford to pay based on spending no more than

2010 2014

30% ofhouseholdincome on housing cost#A more detailed analysis of these affordability gaps is

included in Appendis.

Homeownership

Detailed tablesn Appendix Showthat because condo fees are calculated as housing expenses in
mortgage underwriting criteria, they atie essenceanore expensive For examplea household earning
at 80% AMI can afford a singlemily home of $263,500 with a 5% down p@gnt, but a condf only
$217,000, assuming a condo fee of $250 per month.

A household earning at 80% AMI i
estimated to be able to buy a two
family house for $384,000 as it ca
conservatively charge at least $1,00
per month in rent, which is condered

as income in mortgage underwriting,
usually at about 75% of the rent leve
or $750. It is therefore not surprising
that the two-family house has been|
successful as starter housing in man
2F GKS adlrasSQa 2f
zoning allowed this tpe of housing.
The twofamily house is allowed by
NAIKG Ay |+ ydzyoS

districts.

Theaffordabilityanalysis also lookke incomes that would be
requiredat marketprices, showing the differences between
95% and 80% financing. For exde) using the median single
family home price as of the end of 2Ba&f $385,000(from The

2 | NNByY EahkBr&migdesmana household would have
to earn approximately $8,500if they were able to access 95%
financing(close to the area median income of $98,1000 for a
family of 4)andabout $79,750with 80% financing

The median condo price wag35,000as ofthe end of 205,
requiring an income of approximately&,500with 5% down
(close to 80% AMI for a family 8fand $%7,400with a20%
down payment.Because of the income generated in a two
family home, this type of property is significantly more
affordable requiring arestimatedincome of $%$8,2500r
$41,550based on 95% and 80% financing, respectively.

Theaffordability gap for singlefamily homeswas $88,000, based orthe difference betweenvhat a
median income household could affoofl $297,000(for an average household dfree and 95%
financing) and the median house price @&8%,000. The gap decreased $50,000 based on 80%
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financing andhe ability to afford the upfront cash requirements for the down payment and closing

costs of at least #,000,something most firstime homebuyers are typically challengedatfiord.

There is currently noaffordability gap for condoss a
medianincome earning household can afford the
median condo price of285,000under both the80%
and 95%inancingoptions. There is amall $18,00@ap
however in the 95% financing examite those
households earning at or below 80% AMltlere a
household earmig atthis limitcould afford no more
than $£17,000.

There are no affordability gaps for the twéamily
housefor both the median income earning household
and those earning at or below 80% AMI unbeth the

When looking at the affordaility gap for

those earning at 80% AMI, the gayf
widens considerably to about $121,500
the difference between the median
priced singlefamily home of $385,000
and what a threeperson household
earning at this income level can afford, o
$263,500 based 095% financing. The
gap decreases to $87,000 with 809
financing but once again the purchase
must have the upfront cash of
approximately $65,000 available, adding

to the affordability gap.

95% andB0% financing scenario.his confirns the
relative high affordability of this type of housing.

It should be noted that these estimates reflect what a household earinige 80% AMiIinit can
afford, not what the state would require as tlstate-approvedpurchase price for any affordablmit
which is based on 70% AMI adjusted by bedroom/household size to allow for some marketing window.

Data in Appendix 5 alssstimateshow many singldamily homes and condos existBeverlythat were
affordable within various income categoriehere were 496 singlefamily homesand 775condos
affordable to those earning at or below 80% AfbH a total of1,271units or12.9%of all units. More
than half of the condos were affordable to those within this income rarges also likely that many of
these units are smadind/or in relatively poor condition.

Another1,419 singlefamily homes an@52condos were affordable to those earning between 80% of

the BostorareaAMI and the median income levér the city ofBeverlyfor a total of1,751units or

17.8 ofallsuchunits KSaS f S@Sta &adzaasSada az2yS aAAIYyATFAOly
housing stock. Stifl0%of these unitswere affordable to those earning beyond thigtyQ& Y SRA |y
income level includin@7.3% ofinglefamilies and25.4% of condasAdditional calculations indicated

that 57.5% of the singt&amily homes and 38.2% of the condos were affordable to those earning

between 80% and 100% AMI (up to $98,100) with 36.6% and 5.5% of thefamgieand condos

affordable to those earning above 100% AMI, respectively.

BeverlyHousingNeeds Assessment Page45



The affordability analysis alstemonstrateshe need for more
While the City should primarily focud affordable homeownership opportunities Beverly certainly

on those more financially vulnerabld for those earning at or below 80%MI. These daulations
residents earning below 80% AMI, i| suggest that of the 2250owner households who were estimated
is worth noting that when looking at| to have earned at or below 80% AMI, o271 units might be
cost burdens (spending more thal affordable based on calculations, resulting in a deficit of 954
30% of income on housing) there arl - affordableownershipunits. If one looks at those in this income

deIiCitS. inthe ! O_thTrd_ incog”;g range who are overspendir{geeTable 514), the deficit
categories as Well nciuding increases to 1,560 units.
households earning between 809

and 100% AMI and another 99(

earning above that. Certainly the Rentals _ .
cost of housing throughout the city| N regard to rentals, using the median rent of $1,068 based on

in some neighborhoods in particula| 2014 census estimates, an income of $49,720 would be required
(Prides Crossing, Beverly Farml assuming $175 per month averageutility bills and housing
Centerville, etc), is making i expgfy aS& 2F y2 Y2NB (GKIy om: 2F GKS
difficult for even members of what| jncome is considerably lower than 80% of the Boston area
might be considered the middie clas| - median income level of $65,750 for a household of 3, but
uz TADS 7‘. Yo sKlUg considerably higher than the median household income for
as affordable housing. These cog renters of $37,872. As atieer comparison, someone earning
burdens also suggest the need fg .
the minimum wage of $10.00 for 40 hours per week every week

different income tiers  within ) . ;
newhousing development to addres during the year would still only earn a gross income of only

a range of houig needs. $20,880. Households with two persons earning the minimum
wage would still fall short of the income eged to afford this
rent.

The analysis also examines what renters can afford at several different income levels. For example, a
three-person household earning at 508MI, approximately $44,150 annually, could afford an estimated

monthly rental of abou$929, assuming they are paying no more than 30% of their income on housing

and pay utility bills that average $175 per month. A rental this low is increasingly difficult to find in

Beverly, where the lowest rental advertised in early May 2016 for alledroom apartment was

PvmZonn: gKAOK Yz2ad tA1Ste Itaz2 NBIdzZANBR FTANRG | yR
that any household looking to rent in the private housing market must have a considerable amount of

cash available, which has arsfgcant impact on affordability.

Cost Burdens

As mentioned throughout this document, there are significant numberegitlentswho areliving

beyond their means based on their housing codtee U.SCensusBureauprovides data on how much
households spend on housing whether for ownership or rental. Such information is helpful in assessing
how many households are encountering housing affordability problems or cost burdens, defined as
spending more than 30% of tliéhcome on housing.

FaSR 2y wuwnmn SadAYFGSa FNRY (KS / Syadza . dzZNBI dzQa
8.1% of the homeowners in Bevergpentbetween 30% and 34% of their income on housing and
another 2,341 owners, or 24.1%pentmore than 35% of their income on housing expensékerefore,
about 32% of all owners overspeon housing based on these estimates.
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In regard to renters, 538 renters who were paying rent, or 9.1%,tdpetween 30% and 34% of their
income on housing ananother 2,288 or 38.5%spent35% or more of their income for housing his
representsa total of2,826renters who overspet or 47.6%of all renters who pay rent

This census data suggests tBa@50 households or 37% of all Beverly households Vidngy in housing
that is by common definition beyond their means and unaffordable

The Department of Housing and Urban Development (HUD) provides additional data on cost burdens
OKNRdzAK Ada {aGF3dS 2F GKS /AGASa s5Fa4GF {eadasSyqQa /2vY
report, which is summarized ifable 514. The table shows homany households were included in the

particular category (by income, tenure and household type), how many were spending between 30%

and 50% of their income on housing, and how many were spending more than half of their income on

housing, referred to as hawy severe cost burdens. For example, the first cell indicates that 750 elderly

renter household®arnedat or below 30% of median income with 130 spending between 30% and 50%

of their income on housing and another 300 spending more than half. This rtres&30 or 57% of

extremely lowincome elderly renters were cost burdened.

R - This report suggests that a substantial number of
I 5sQa /1 { NBLJZNI adz3 ) poth renterand owner households are paying too
Beverly households were spending too much ¢ ‘mych of their income on housing costs and
their _housing including almost 17% spendin - «ynsequently have less income available to spend on
more than half of their income on haing costs. ] .

. other important costs such as transportation,
Of those 5,715 households earning at or belo .

groceries and health care for exampld@he extent of

80% of area median income, 3,855 experienc Lt
cost burdens with 2,280 or 40% spending mo these cost burdensyasedon tenure ishighlighted

than half of their income on housing costs. below.

Renter Households

Calculations in Table &f Appendix Sestimate that there is a shortage of 2,480 rental units based on the
numbers of those who are spending too much for their housing including 1,350 renter households who are
spending more than half of their income on housing. These severely cost burdemetgr households include
395 seniors, 345 families and 610 netderly single individuals.

1 There were 5,815 total renter householdgiith 2,480 or 43% spending more than 30% of their
income on housing (with cost burdens), including 1,350 or 23% spendiagerthan half of
their income on housing costs (with severe cost burdens).

1 About two-thirds of all renters earning at or below 80%MI were spending too much on
housing including 1,350 or 39% who were spending more than 50% of their income on housing
costs Of particular concern are the 1,855 reported extremely-dosome renter households
earning at or below 30%MI, of whom 1,105 or 60% were spending more than half their
income on housing.

1 Given that the city has approximately 1,910 subsidized rentals 8HI and anotheét78or so
rental vouchers that subsidize rents in privatelyned housing for qualifying households, it is
surprising that the data suggests that only 1,195 renter households earning beloND%
were living without cost burdens.

1 Evensome renters earning above 808%11 were experiencing cost burdens, once again a
GSadl YSyid G2 rédelyh@R rensdzy A Ge Qa

BeverlyHousingNeeds Assessment Page47



Of the 1,250 older adults age 62 years of age or older who were earning at or beloANa0%

720 or 58% had cost burderiscluding395 or 32% with severe cost burdensawvouldbe

targets for new subsidized housing.

There were940 small family renters (two to four membeesyrning at or below 80%MI that
included655 or 70%wvho were spending too much on their housjid these 310 or onethird
hadsevere cost burdens, another important target population for new affordable rental
housing.

This data indicates that very few large family households (five or more members) were renting
in Beverlybut all of the 35 large fanyilrenters earning at or below 308811 were experiencing
severe cost burdens.

CKSNBE 6SNBE O2yaARSNI of S vy deiderl$ Nawfan@ly), mostyi K S NE
single individuals, who were experiencing cost burdenkisincluded 72% of the 1,235 in
households earning at or below 8081l and 610 orhalfwho were paying more than half of

their income on housing.

Owner Households
Many homeowners are also struggling financially. For example, 1,200 homeowners were spending more than
half their incomeon housing including 400 seniors, 475 families and 325-etderly single individuals.

1

1

Of the 9,600 owner households, 2,935 or 31% were overspending on their housing including
1,200 or 12.56 with severe cost burdens.

Of the 2,225 owner households earnirgg or below80%AMI, 1,560 or 70% were spending too
much and 930 or 42% were spending more than 50% of their earnings on housing costs.
There werel,220elderly owners earning at or below 8081l that included 695 or 3% with

cost burdens and 340 or 28#ith severe cost burdensThese high cost burdens likely point to a
situation where seniors who are retired and living on fixed incomes are experiencing challenges
affording the high housing costs in Beverly, includisimg energyates, insurance costand
property taxes. Many of these owners are likely empty nesters living in Sangiey homes that
cost too much for them to maintain and with more space than they require at this stage of their
lives.

While a sma#ir portion of all owner households earning at or below 889%, at only 560
households, small families were experiencing considerable cost burdens with 480 or 86%
spending too much and 300 or 47% spending more than half of their income on housing.
Therewere only 100 large family ownerall with cost burdens except for 25 households earning
within 30% who were likely living in subsidized housing.

While AMIthe numbers of norelderly, nonfamily owner households earning within 8G%4lI

are relatively lowat only 345 such households, these households were also experiencing
considerable cost burdens with 310 or 90% spending too much for their housing and 255 or 74%
spending more than half of their income on housing costs. Because these households are
comprised largely of single individuals, their income is limited to one working household
member as opposed to two in many families.
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Table 514: Type of Households by Income Category and Cost Burdens, 2012

Households | Households | Households | Households | Households | Total/
Type of earning < earning > earning > earning > Earning > # with
Household 30% 30% 50% 80% 100%AMI/ cost
AMI/# with to < 50% to < 80% to < 100% # with cost burdens
cost burdens | AMI/ # with | AMI/# with AMI/# with Burdens
xk cost burdens | cost burdens | cost burdens
Elderly
Renters 750 375 125 115 135 1,500
Total # 130 110 85 0 10 335
Cost Burdens | 300 95 0 0 0 395
Severe
Burdens
Small Family
Renters
Total # 350 265 325 255 530 1,725
Cost Burdens | 55 165 125 55 0 400
Severe 205 80 25 0 0 310
Burdens
Large Family
Renters
Total # 35 0 30 20 20 105
Cost Burdens | O 0 0 20 0 20
Severe 35 0 0 0 0 35
Burdens
Other Renters
Total # 720 160 355 340 910 2,485
Cost Burdens | 45 70 160 100 0 375
Severe 565 45 0 0 0 610
Burdens
Total Renters
Total # 1,855 800 835 730 1,595 5,815
Cost Burdens | 230 345 370 175 10 1,130
Severe 1,105 220 25 0 0 1,350
Burdens
Elderly
Owners 360 435 425 335 1,100 2,655
Total # 105 160 90 40 90 485
Cost Burdens | 200 55 85 45 15 400
Severe
Burdens
Small Family
Owners
Total # 145 100 315 455 3,840 4,855
Cost Burdens | 0 35 145 170 425 775
Severe 45 60 95 30 100 430
Burdens
Large Family
Owners
Total # 35 45 20 10 630 740
Cost Burdens | 10 10 20 0 160 200
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Severe 0 35 0 10 0 45
Burdens

Other Owners

Total # 115 75 155 125 880 1,350
Cost Burdens | 10 10 35 35 185 275
Severe 105 65 85 55 15 325
Burdens

Total Owners

Total # 655 655 915 925 6,450 9,600/
Cost Burdens | 125 215 290 245 860 1,735
Severe 450 215 265 140 130 1,200
Burdens

Total

Total # 2,510 1,455 1,750 1,655 8,045 15,415
Cost Burdens | 355 560 660 420 870 2,865
Severe 1,555 435 290 140 130 2,550
Burdens

Source: U. S. Department of Housing and Urban Development (HUD), SBE&B®Hata, and American Community Survey,

2012 (the latest report available). ** First number is total number of households in each category/second is the number of
households paying between 30% and 50% of their income on housing (with cost bur@ekhird number includes those

paying more than half of their income on housing expenses (with severe cost burdens). Small families have four (4) or fewer
family members while larger families include five (5) or more members. Elderly are 62 years oageo8 NIb

owners are norelderly and norfamily households.

ahidKSNE

Note: While this particular HUD report uses the term Median Family Income (MFI), it has the same definition as Area Median
Income (AMI) which is used throughout the document fomnsistency.

Foreclosure Activity

Also related to housing affordability the issue oforeclosureswhichhasbeen a problem fomany
& oye@n@nhaif i Secadled dzNE ( A y 3
ago. There has beaomeforeclosure activity ilBeverlywith 54 homeownerdosingtheir homes as

K2YS246YySNA&

shown in Table A5.

ONR & &

G§KS O2dzy (i NB

Table 515: Foreclosure Activity, 2007 thought May 15, 201

Year Petitions to Foreclose | Foreclosure Auctions Total Activity
2016 14 11 25
2015 24 7 31
2014 4 5 9
2013 8 3 11
2012 17 6 23
2011 8 6 14
2010 12 16 28
2009 1 0 1
2008 0 0 0
2007 0 0 0
Total 88 54 142

Source: The Warren Group, Ma§, 2016.

While there were no foreclosures prior to 20G@here have bee®4 foreclosure auctions an88
petitions sincehen with the highest levadf foreclosure activityn 2015.With 14 petitions to foreclose
and 11 actual auctions in less than half of 2016, this year is likely to surpass numbers frorf2015.

page news from the September 12, 20ddition of The Boston Glob& | a

KSF R Ay SRS
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is just a fraction of what it was at the worst of the crisis in 2009 and 2010, but the surge of
Massachusetts foreclosures in the last year was tHedd 33Sad Ay GKS ylF A2y dé
out that much of the jump in foreclosumctivity in 2015, which was also experience@@verly relates

to a backlog of cases that have been on hold pending court cases and the need to clarify new
regulations?®

5.6  Subsidized Housing Inventory (SHI)

The statdisted 1,947 affordable housing units iBeverhl &  &ploviedSHas of May 23, 2016
representingl1.78% of the total yearound housing stock df6,522units. Consequently theCity has
adzNLJ aaSR GKS &l (&eed Cheptel:408 This @aditatBevierlisiig postian:

to deny what it considers inappropriate Chapter 40B comprehensive permit applications that it
RSOSNX¥AYSa R2 y2i YSSG t20lt ySSRa 6AGK2dzi GKS
means that the City is in a

good regotiating position

with developers to insure

that new development

Figure 56: SHI Units for Beverly and Neighboring
Communities
14.0%

2 118% 12.4% projects respond todcal
2 12.0% - priorities and preferences
3 10.0% if the permitting is not by
2 10.0% 58 8.6% 8.7% right.
-8 0 4+
% s Many communities in the
3(_; 6.0% 1— 5.0% state have been
o confronting challenges in
g A0 S0% boosting their relatively
g 2.0% +— I limited supply of
& affordable housing. The

0.0% affordable housing levels

N Y S for Beverlyand
& & @ N & K &« neighboring communities

are visually presnted in

Figure 56. Affordable
housing production varies substantially among these communitesging from a low of 3&nd 5%or
Hamlton and Manchester, respectivelig a high 0f12.4% for Salem with Beverly and Danvdose
behindat 11.8% and 10%, spectively.

Appendix6 A y Of dzRS & | A & las &Way 23 306wt tBe@aiiowing majofeiatired] &

8 Woolhouse, MegariThe Boston Gloh&eptember 12, 2015.

19 Chapter 774 of the Acts of 1969 established the Massachusetts Comprehensive Permit Law (Massachusetts General Laws
Chapter 40B) to facilitate the development of affordable housing for &ovd moderateincome households (defined as any
housing subsidizely the federal or state government under any program to assist in the construction obfanoderate

income housing for those earning less than 80% of median income) by permitting the state to override local zoning and other
restrictions in communities here less than 10% of the yesound housing is subsidized for leand moderateincome

households.
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1,910 or 98% of the total SHI units are rentals, with only 37 ownership units.
op 2F GKS dzyAaida 6SNB LINI 2F GKS /AdeéeQa | 2dzaAyY
restrictions due to expire between 2016 and 2041.
1 Besides the blusing RehabilitatioProgramunits (HOR) mentioned aboythe SHI identifies
several large developments thosewhere affordability restrictions are due to expire within the
next ten (10) years including Jaclen Tovigggcon Companies purchased the project and
converted 31 uits to Projectbased Section 8 Housing Choice Vouchers using the Rental
Assistance Demonstration Program (RAD), also refinancing with Low Income Housing Tax
Credit9, Northridge Homegproject owned by a cop where affordability is due to expire in
2018),and The Millen(financed through the SHARP program by MassHousing that was
restructured in 2000 and affordability that should be extending through 208®eaffordable
unit was recently lost as part of the Beverly Boot Straps Clear Point Horizont gmojantoul
Street.
9 464units, or23.8%of all SHI uits, were permitted through the Chapter 40B comprehensive
permit processinvolving five(5) major developments including Jaclen Tower, Northridge
Homes, The Millery, Turtle Creek and Holcroft Park HoBecause several of these projects
are potentially vulnerable to expiring use restrictions with respect to their financing, the 40B
permit conditions should at least insusemecontinued affordability.
99 units are part of group homes sponsored by thelsti SQ& 5S LI NI YSyid 2F 5S@S
Services (DDS) with another 41 units in Department of Mental Health (DMH) group homes.
 45dzy AGda 6SNB ONBIFGSR Fa LINL 2F GKS / AdatQa Ay Of
least 12% of all units in projects b or more units be affordable and eligible for inclusion in the
SHI (also provides the option for the developer to pay cadieinof building the affordable
units)with 2 units at 130 Cabot Street (Cal®iteetApartments) 6 units atEnterprise
Apartments,5 units atBurnham Apartmentsand 32 units at Pleasant Street Apartme(dse
GONBRAG dzyAlGaé¢ dzy RSNJI ( KaBd irclydestodedunitdoyfutid@statz2 Yy Ay 3 h
that is not counted on the SHIAn additional 24 unitsra permitted or under construction4 of
whichwere recently occupieds part of the McKay School redevelopment praoject

=a =4

I YFE22N 02YLRY Syl 2 T BavélpHousihgiraitbaty (BHEVelopinéristhat inkoed f dzR S &
a total of 616 subsidize housing units or onthird of all SHI unitsAppendix7 provides a breakdown of BHA

units by project including information on type of development and distribution of bedroom(3¥a&s one

bedroom units, 13% twbedrooms, and 17% thrdgedroom unitsland handicapped accessibility. Most of

their developments erefinanced by the state including 132 units of family housing (Chapter 200 and 705

Program$ and 338units for elderly (60 years of age or older) and younger disabled residents (13.5% of units
targeted to these individual$hrough the Chapter 667 Program, as well as an additional eight (8) special needs

units (Chapter 689 Progranfrederallysupported BHA developments include 50 units of family housing and

118 units for seniors (62 years of ageolder).Thirty units are handicapped accessible or secsessible.

Waits for BHA units can be long. For example, there are more than 500 applicants for elderly housing with
waits of up to 5 years for statupported units (667) and up to 2 yeéos the federal ones (44 1lincluding 31
applicants on the wait list for handicapped accessible units. There are about 200 families on the wait lists for
family unitswith waits of up to 3/ears Statistics on these applicants are included in Appéndix

BeverlyHousingNeeds Assessment Pageb2



Information onBHA tenants demonstrathat the great majority of tenants are White (93%), female (66%),
and older (average age of 66 for men and 60 for women). Tenants also include 284 dbtluzen.

information includes:

1 The average tenant renbatribution based on income is $382r month
1 The average household size was 1.6 persons.
1 Length of stay information indicates that 80% of tenants have lived in public housing for more than 2

years.

=a =4

o Noincome =1%
$1-5,000 = 2%

O O OO O0Oo

24%0f all households had children.
The incomalistribution of tenant households is as follows:

$5,00110,000 = 13%
$10,00115,000 = 34%
$15,00120,000 = 23%
$20,000125,000 = 13%
More than $25,000 = 14%

TheBHAalsoadministes 420 Section 8 Hosing Choice Vouchen$ which 278 are being used Beverlyand

the rest with tenants leasing in other communiti€ghe Housing Authority indicated that new voucher holders
are finding it increasingly challenging to find qualifying apartments in Beverly, largely basaagorents.

Table 516 provides a summary of Beverly families on the Section 8 waitlist as of May 11, 2016, indicating that
most have extremely low incomes, are White and include many families with children and disabilities.

Table 516: Beverly Applicanten Centralized Mass NAHRO

Section 8 Waitlist, May 11, 2016

Applicant Characteristics # Families % of Total Families
Waiting List Total 971 100.0%
Extremely Low income (<30% AM 887 91.4%
Very Low Income (>30% to 50% AN 93 9.6%
Low Income (>50% &0% AMI) 8 0.8%
Families with Children 322 33.2%
Elderly Families 72 7.4%
Families with Disabilities 328 33.8%
While 717 73.8%
Black 112 11.5%
Asian 18 1.8%
American Indian 14 1.4%
Pacific Islander 1 0.1%
Hispanic 221 22.8%

Source: Beverl{ousing Authority

A total of 31 Section 8 projetiased vouchers are being administered by BHA as part of the Jaglen

project (expiring use project that was redeveloped by Beacon Companies), also including 41 enhanced

@2 dzZOKSNAR® ¢KS

!
36 of these are projedbased, including 18nits at the YMCA Affordable Housing project, 17 units at

Ffaz2 YIyl3Sa

mmn 2F GKS

aldlkidsSQa

Northridge, and the rest being mobile vouchers. These vouchers are provided to qualifying households renting
units in the private housing market, filling the gap between an established market tlemt-air Market Rent
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with the MassNAHRO Centralized Wait List of 145,000 applicants from 99 participating housing authorities,
AyOf dzZRAy3 . SOSNI eQao

The City of Beverly is also fortunate to have a number ofprofit developers with which it has
partnered in the development of affordable housing inéhgl

1 Harborlight Community Partnergdarborlightwas established as a ngurofit organization to
provide serviceenriched, affordable housingiow working imine communities in Essex County.
In addition to developing and managingntal housing, including the Harborlight Houaed
Turtle Creekthe omganization provides property management and housing
marketing/compliance services tither organizations. It is also undertaking the affordability
monitoring for the affordable units developed in BeverlyB®verly Crossing (formerly
Windover).

1 North Shoe Community Development Corporation (CDAIth the YMCA as its ateveloper,
the North Shore CDC developed 43 affordable studio apartnsamtdng extremely lovincome
individualson Cabot Streeand 58 apartments for families as part of the HolcroftkP?domes
development(several units designated for those who were homeless or at risk of
homelessness)These developments are managed by the YMCA.

1 Habitat for Humanity of the North Shoréhe organization built an affordable home on Essex
Street.

1 YMCA othe North Shoreln addition to its work with the North Shore CDC (see above), the
YMCA alsdeveloped and manages 5 units of rental housing on Rantoul Street.

More information on these and other local and regional entities is provided in Appendix 1.

Private developers have also become increasingly interested in sponsoring new residential development
in Beverly, particularly in or near tigowntown Beverly Crossing (formen¥indovel), for example,

has been particularly active in Beverly, completing Burnham and Enterprise Apartmerpsojects

with another several projects either under construction or in planrsagh as the conversion of the

McKay Schooahto rentals,development atl31 Rantoul Streefnd480-482 Rantoul Streetlfe former

CNR Ssysidf & Q

Proposed or Potential Projects
Thefollowing additional developmentsare in planning, development or under constructidat will
include affordable uniter provide payments Hieu of affordable units:

T / KFELYFYyQa [/ 2 NYyGine):€ongtruction i Andledway dn 82 singéenily homes
on Hale Street that will include 2 affordable condominium units in an existingamdy
building to be renovated. TheseunitspRel: 1S G KS / AG@Qa OdaNNByid LyOfd
Ordinance.
1 McKaySchoolBeverly Crossingreviously known as Windovewas the successful bidder to
redevelop this vacant surplus Gityvned school into 32 units of rental housjiwghich opened in
August 2016 Harborlight Community Partners conducted the lotteryMay 11, 201@hat
included9 qualifiedapplicantsfor the three tbedroom units (one of the winners wasm
Beverly and another 9 qualified applicants for the ondo@droom unit (one of the winners was

20The BHA was approved to set rents at 110% of the FMR.
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originally from Beverly but had moved to Danver§)f thel8 qualified applicants§ were from
Beverly.
1 Essex Crossing OSRBis 16lot OSRD subdivision nearing completion will result in the City
receiving a payment of $208,652nA Sdz 2 F | OlGdzZl f F FF2NRIFI 6t S dzy Al &
zoningordinance. Pursuant to the OSRD Ordinance, the City has received 50% of the payment.
9 Elliott LandingThis 6story residential development is under constructioyy Cummings
Propertieson Elliot Street with 7®wnership units Prior to occupancy, paymentin-lieu ofthe
9 requiredunits ($556,605 A f f 06S LI AR (2 RuKdASS / AG@Qa | 2dzaAy3
1 131 Rantoul StreetBeverly Crossing began construction on a mixee development on
Rantoul Street that will include 72 residential units, 9 of which will berééble based on the
/I AGeQa AyOfdzaAz2y I NE T 2yAy3 NBlJdANBYSyiao
 C2 NI SNJ CNABBwWR CrdRidg plarmitglordevelop 90 residential units and a
commercial space at this site on Rantoul Str@étel1l FF 2 NRI 6t S dzy A 14 NBIj dzA NI
inclusionary zoning ordinanaell be located orsite; however, the developer expressed interest
in providing them offsite.
1 MBTA Development SitBarnat Development was awarded the rights to construct a mixesl
project on this site. The plan calls for approximately 70 housing uniteppidbximately 5000
square feet of commercialspageSEG (2 GKS a. ¢! Qa SEAaGAY 3T 3 NI :
{GNBSio ¢KS /AdGeQa AyOf dza AabledtMNBordabR yvinitshb8 2 NRA Y |
created as part of this project or that afeefinA Sdz 2 F dzyAda o6S LI AR (G2 K¢
Fund
1 10-12-16 Congress Stre€khis project involved a recently modified permit to build aust
structurepending environmerdl approval. The prior approval, in 2007, designa&385,000
payment to a local housing organization and has since be¢h3ed A 3y 6 SR (12 . SOSNJI ¢
Trust.

Developmentsecently completed, under construction or permitted would add anotheufisto
.SPSNIeQa {IL sAUGKAY (GKS ySEG &SI N 219%.Argetts 6 NA Yy A Y
still in the planning phase have not been included.

5.7  SummaryHousing Needs

Given the substantial numbers of residents who are paying too much for their housingalsiees14)
andgrowing affordability gapghere is a pressing need to produce more subsidized housing units in
Beverly The major obstacle to meeting these undevsel needs is the gap between the level of need
and the resources availablehich is further exacerbated hbgicreasing housing prices in tandem with
limited local,state and federakubsidies

TheCity will continugo work with public and private seatstakeholders to devise and implement
strategies that preserve and produce additional community housing optidinscting development to
appropriate locations and target population$t should be noted that specific strategies and production
goals to met priority needs will be detailed in the strateg@@ommunityHousing Plan that will
incorporate this Housing Needs Assessment.

Based on input from a wide variety of sources including census data, market information, interviews
with local and regional skeeholders,community meetings and a survegs well as prior planning efforts,
the following housing needs have been identified:
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Rental housings the mostsignificant need

Both rental and ownership housing are needed to encourage a mix of housing types in response to
diversepopulations and household needd here ishowever, amore compelling case farental units
based on the following important considerations:

1

1

=A =

Targeti KS ySSRa 2F (KS O2YYdzyAdeéeQa Y2aid @dz ySNI of

means as rental housing is typically more affordable and requires lesntpcash

Promote greater housing diversity as most of the more recent development has largelyed
singlefamily homesor larger multifamily projects that are primarily directed to those who can
afford market prices More housing options are necessary to meet the needs of local workers
who are priced out of the housing mark@goplewho grew p in Beverly and want to raise

their own families locally, and empty nestefar example.

Investlocalsubsidy fundge.g.CPA|nclusionary Zoning payments and other potenti@using

Trug funding Community Compact) support of greater numbers of hegholds/occupants

over time as rentals turnover more regularly than ownerglms.

Provide more appropriately sized units for increasing numbers of small households.

t NEOARS 2L NIdzyAiGASa T2NJ a2YS aSyA2NA ¢K?2
their housing to relocate to more affordable and less isolated settings, opening up their homes
to families requiring more space.

Leverage other fundsis state and federal resources are almost exclusively directed to rental
housing development, familyentals in particular.

Enhance the ability to qualify occupants for housing subsidies as state requirements for
including units on the SHI make it very difficult for ldagn homeowners to be eligible for
subsidized housing.

Provide opportunities for mixethcome housing where several different income tiers can be
accommodated within the same project.

Indicators of Needor Rental Housing

As detailed throughout this Housing Needs Assessment the following issues related to limited income,

high cost burdendpw vacancy ratesetc. suggest a pressing need for more subsidized rental housing:

1

Limited incomes Almost onefifth of all househals earned less than35,000, including one
third of all renters. These households can afford no more than abo® #&r month, including
utility costs, making it extremely difficult if not impossible to find affordable market rentals
without spending toanuch on housing.

High cost burdensBeverfa NBY G SNAR FNB Ay T Ol anmMtbSportA y 3
two-thirds of all rentethousehold earning at or below 80%MI overspending including 1,350

or 39% who were spending more than 50% of their income on housing costs (with severe cost
burdens).

High rents The2014 estimatedyross median rent of $068would require an income almost
$50,00Q assuming $45 per month in utility bills and housing expenses of no more than 30% of
0 KS K2 dza S K 2MafReRré@ntsiang EcHlI$ ldgher and temal be beyond the reach of
lower wage earners.
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1 High upfront cash requirementsManyl LJ- NI YSy & NBIljdzZANSE FANRG FyR f
security deposit. For a $00 apartment, that totals as much as $80, an amount that many
prospective tenants do not hawevailable to them Additionally, realtors indicate thamost of
Beverl\Q @ntal opportunities are not advertised and consequently those whoalhave a
special connection to the community aoffen out of luck.

9 Deficit of affordable rentsCalculations id\ppendix Sestimatethat thereisa shortage 02,480
rental unitsbased on the numbers of those who are spending too much for their housing

1 Low vacancy ratesThe 204 census estimates sugges®%vacancy rate for rental units
reflecting extremely tight market conditionis Beverly

RentalNeeds ofSniors

Rengal housing needs of seniors are growing as this population continues to become a larger
aS3aYSy i 8populath@edddbst Mardens remain significant as noted beltarly housing
alternatives to accommaodate this increasing population of semistech as more handicapped
accessibility, housing with supportive services, and units without substantial maintenance demands
should be considered in housing planning efforts.

1 Recent population growthAs shown in Figure-B, the number of those Byears of age and
olderhas grown considerably since 2010 based on City census data, from 7,811 residents in
2010 to 9,625 by 2015, a 23% rate of growth.

Figure 57: Growth of Senior Population, 2010 to 2015
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